City of Encinitas HOUSING ELEMENT

APPENDIX B

Table of Contents

Table Of CONENTS ... [
Appendix B: HousIiNg Profile REPOIT .....ocoiiiiiiiiiiiiiiiieeeeeeeeeeeeeeeeeeeeeeeeee e 1
1  Population CRaraCteriStICS . ...uuiiiiiiiiiiiiiiiiiiii ittt 1
1.1 Population GrOWEN ......ue e 1
O o [ O o =T = 11 (= ] (02 SR 2
1.3 Race/EthniCity CharaCteriStCS ............uuuuuuumuuuiiiiiiiiiiiiiiiiieieiiie e eeenennnnnneneee 2

L S = 4T o] (o) 0 =T o | PP P T PPUPPPPPPPPR 4
1.5  COMMUEING PAEEINS ..ovuuiii e s e e e e et a e e e e e e e e e ettt e e e eaaeas 6

2 HOUSENOIA CharaClieriStiCS oo 7
2.1 HoUSENOId TYPE ANA SIZE ...uviuiiiii i e e e e e e eaaeees 8
2.2 HOUSENOID INCOME ....cciiiiiiiiiieee e 10

3 HOUSING PrOD M Lo 12
N N @ V=T (ol £ )10 [ o o P PP PP PP P PP PPPPPPPPPPPN 13
3.2 Overpayment (COSt BUIAEN) .....ccieiiiiiiiiiiieis ettt e e e e e e eaaa e e e e e e e e aeanees 15

4 SPECIAl NEEUS GIOUPS .oeiiiiiiiiiiiiiie et e ettt e e e e e e ettt e e e e e e e e e e bbb bt e e e e e e e e s asnbbbeeeaaaens 17
o R 1 (o 1= YU RUPPPSPTPRR 19
4.2 Persons With DiSADIITIES ..........uuuuuuruueiiiiiiiiiiiiiiiiieieeeeeeeneeereeneereeeeeaeeerereerenrrrernnnne 22
4.3 Large HOUSENOIAS. ......uuiiiiiiiiiiiiieiieeeeee ittt 24
4.4  Single-Parent HOUSENOIAS ...........uuiiuiiiiiiiiiiiiiiiiiiiiiiiiiei bbb eaeeeeeeeeebeeeeeeeeeeeeeeeenees 25
4.5 ResIidents LiVING iN POVEIY ......cooiiiiiieii e e e e e e aenaa s 26
4.6 HOMEIESSNESS ...t e et a e e e e e et e ettt a e e e e e e et e e ettt a e e e e e e e aarrrn s 26
4.7  AQICUIUIAI WOTKEIS. .. ...ttt e e e et e e e e e e e e e e 28
4.8  Migrant DAY LADOIEIS ........uuuueieieeiieieieieiiieeeeeeneunneeneneseeaeeseseneseseeseneenesseesennnnnnnnnsnnnnnnnnes 29
O (U T =Y o £ PP 29

5 Housing StOCK CharaCteriStiCS ..uuuuuiii e 30
5.1 HOUSING GrOWEN ....cooiiiiiiii 30
5.2  Projected HOUSING UNITS........cooiiiiiiiiiiiiiiiieee e 31
LR T o (o 1011 T I = SRR 31
5.4 Housing Availability and TENUIE..........oooiiiiiiiiii e 32
5.5 Housing Age and ConditioN ..........oouiiiiiiiiiiiiiii e 34
551 Lacking Plumbing and Kitchen Facilities ... 35

Appendix B - 2021-2029 Housing Element  B-i



City of Encinitas @@
SIXTH CYCLE HOUSING ELEMENT PUBLIC REVIEW DRAFT DEC 2020 city of ENCINITAS
552  Value Of HOUSING ...ttt a e e e e 35
553  Pre-1940 HOUSING ..uuuiiiiiiiiee ettt e e e e et e e e e e e e e anes 35
554  SubStANdArd HOUSING........uuuuuuiuiiiiiiiniiiiiiiiiiiiiiiaeieeeeeaeeeeeseeaeeeeeeeeeeeesaeaeeeeeeeeesnnenenes 35
5.6  Housing Costs and Affordability ............coooviiiiiiiiiiiiie 36
5.6.1 HOMEOWNEISIP MarKEL ........coiiiiiiiiieiie e 36
5.7  ReNtal Market .......coooiiiiiiiiii 36
5.8  Affordability bBY INCOME LEVEI ......ccooiiieiie e 37
6 AFfOrdable HOUSING ..o 39
6.1  Publicly ASSIStEd HOUSING ......ccoiiiiiiiiiiiiiiiiiiiee e 39
6.2  Resources for Preserving Affordable Units ..........ccooooeiiiiiiiii e, 40
6.3 Tenant Based Rental ASSISTANCE .........uuuuiiiiiiiiiieiiies et e e et e e e e e eeannes 40
6.4  Affirmatively Furthering Fair Housing (AFFH) ANalysis .........ccccooviiiiiiiiiiiiiiiiiiiiiieee 41
6.4.1 NEEAS ASSESSIMENT ... 41
6.4.2 Analysis of Available Federal, State, and Local Data and Local Knowledge ........ 44
6.4.3  Analysis of Sites Pursuant to AB 686............c.uuuviiiiiieiiiiiiiiiiiiee et 54
6.4.4  Analysis of Fair Housing Priorities and GOalS...............uuuuuuiiiiiiiiiiiiiiiiiiiiiiiiinnnenn. 61
Constraints to the Provision of HOUSING .........oooiiiii e 64
Non-Governmental CONSIIAINTS .......cceiiiieeiiiies e e e e e s e e e e e e eeeeeaa s e eeeeeeeenees 65
S 700 R = oto T (o]0 Y[l = Tos (o] = USSP 65
8.2  Land and CoNStrUCHION COSES.......iiiiiiiiiiiiiiiiieiee et 65
8.3  Availability Of FINGNCING ....ooviiiiiii e e a e e e aaaens 66
8.3.1 HOME PUIChase LOANS........ccoooiiiee e 66
<R IO S (Y (T =T g ot I T= L 67
&R G T 0 (=T [0 1S U = 67
8.4 Requests to Develop at Densities Below Those Permitted. ............cccovvvvvviiiiiieenneeennnes 67
8.5 Length of Time between Application Approval and Building Permit Issuance.............. 67
8.6  Community Opposition to Housing Development ...........cc.oovviiiiiiee e e, 68
8.7  Local Efforts to Remove Nongovernmental CoNnstraints. ..........ccoooveevviieiiiiiiinneeeeeeeeees 69
9 Governmental CONSTIAINTS ........cuuiiiiiii e e e e e e e e e et s e e e e e e aarre e e aeaees 70
1S IR R - T To U LS I @] 1 0] L RPPPURR 70
9.11 Local Coastal Program.........ccooeeeoiiieeeeeee e 70
9.1.2  Coastal BIUff OVEIAY ZONE .........uuuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiieeee e beebeeaeeeeeeeeeeanenene 71
9.1.3  Hillside/Inland BIUff OVErlay ZONE ...........uuuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiieeeeeeeeeeeeanees 72
9.1.4  Floodplain OVErlay ZONE...........uuuuuummiiiiiiiiiiiiiiiiiiiinee s neeeennnnnnennne 72
9.1.5  AQricultural OVErIAY ZONE.........uuuuuuiiiiiiiiiiiiiiiiiiiiiiiaaiaseeabeeeebe bbb eeaeeeeeeeeeeaennenes 73
B-ii 2013-2021 Housing Element - Appendix B



City of Encinitas HOUSING ELEMENT

9.1.6  Scenic/Visual Corridor OVErlay ZONE .............uuuuuuuuimmmiiiiiiiiiiiiiiiiiiinrirnnnnn. 73
9.1.7  Planned Residential Development (PRD) ...........uuuuuuiiiiiimiiiiiiiiiiiiiiiiiineeiniineen. 73
9.1.8  INCIUSIONAIY HOUSING.....ceeiiiiieiiiiiiiite ettt e et e e e e e e e 74
9.1.9  State DENSItY BONUS LAW ......uuuuuiiiiiiiiiiiiiiiiiiiiiiiiiieienessesesseannsssneeseeeseeeeeeeeeeeeenn 75
9.1.10 Proposition A — Voter's Right INItIALIVE ..............uuuuiiiiiiiiiiiiiiiiiiii, 77
9.1.11  SPECITIC PIANS ...ttt 79
9.1.12 Downtown Encinitas SPecifiC PIan ... 79
9.1.13 Encinitas Ranch SPeCifiC Plan.............uuuuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiinieeenns 80
9.1.14 North 101 Corridor SPECIfiC Plan ...........uuuuiuiiiiiiiiiiiiiiiiiiiiiiiiieiiieeneennnnneeneeeens 81
9.1.15 Cardiff-by-the-Sea SPecCific Plan ... 82
9.1.16  Home Depot SPECITIC PIAN .......uuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiieeieeeeeeeeeeerereeaeeeeeeneeeaneeene 82
9.2 Residential Development Standards ..........c.ocooiiieiiiiiiiii e e 83
9.21 MINIMUM LOE SIZES... e eeiiieeiices et e e e e r s s e e e e e e e e atee e e e e eees 86
0.2.2 SEIDACKS ..t e 87
9.2.3 Lot Coverage and FAR ........uuuuuueiiiiiiiiitiiiiiieeieeeaaneeeneeae e nr i nnnnnnnnne 87
9.24  BUIldING HEIGNT......uiiiiiiiiiiiiii bbb 88
9.2.5  Net and GroSS LOt AlB@ .......uuuuuuuuuriuiiiiiiiiiiuuierernenrennnnnerrrrrnerrrr——————————————. 88
& IO S B == 14 N g0 TR ] =T Lo F= T o R 89
9.2.7  Flexibility in Development Standards ..................eeeeeeemmmmmmmieei.. 90
9.2.8  Mid-range DENSILY ........uuieiiiiieeiiiiiiie ettt e e e e a e e e e e e 90
9.3  Provision for a Variety of HOUSING TYPES ......ccvviiiiiiiiiiiiiiiiiiiiiieeeeeeeeeeeeeeeeeeeeeeeee e 90
9.3.1 Single-Family DWeIlING.........oouviiiiiiiiiiiiiiiiiiieeeeeeeeeeeeeeeeeeeeeee e 92
9.3.2  Accessory Dwelling Unit and Junior Accessory Dwelling Unit ..............ccccvvvininnnns 92
9.3.3  Multi-Family DWEIING .....ceeeiiiieiiiiiie et e e e 93
9.3.4  Mobile Home Parks and Manufactured HOUSING...............uuuuemimmmmmiimiiiiiiniiiinninnnnnns 93
9.3.5 Residential Care FACIItIES.........uuuuuuuuuuiiiiiiiiiiiiiiiiiiiiiieieeneeeneeeneeeeeeerare e 93
9.3.6  EMErgenCy ShEIEIS..... ..ot 93
9.3.7  TranSitioNal HOUSING ......cueiiiiieiiiiiiiiiiee ettt e e e a e e e e e e anes 97
9.3.8  SUPPOItIVE HOUSING. .. .eeuiiniiiiiiiitiiiiiiiiieii i eennnnnnnnnne 98
9.3.9  Single Room Occupancy UNitS (SROS) .......cccuuiiiiiiieeeiiiiiiiiiiie e 98
9.3.10  TINY HOMES oottt e e e e e e ettt e e e e e e e e ettt beeeaaaeeaaann 99
9.3.11  Qualified WOrKer HOUSING .........uuuuuumeiiieiiiiiiiiiiiiiiiiiiiiieiiseeneeneessnnseeeeeeneeenennene 99
9.4  Housing for Persons with Disabilities ............cccccciiiiiiiiiiiiee 99
941 = VoL I U LTI @0 11 0] LSS 99

Appendix B - 2021-2029 Housing Element  B-iii



City of Encinitas @@
SIXTH CYCLE HOUSING ELEMENT PUBLIC REVIEW DRAFT DEC 2020 :

9.4.2  Definition Of FAMIIY ........uiiiiiiiiiiiiiiiiii e
9.4.3  BUIIAING COUES. ... ittt ettt e e e e e et eeeaeeas
9.4.4  Encroachment Permit PrOCEAUIE ............uuuuuuuuuuiuuiniiiiniiniiiiiiiaenennenneennnnnenneeennens
9.4.5  Retrofitting and Barrier REMOVAI ................uiiiiiiiiiiiiiiiiiies
9.4.6 Permits and ReVIEW ProCEAUIES ........ccooii i
9.4.7  Reasonable ACCOMMOUALION .......uuuuuuuiuiriiiiieiiiitieiaeeeeaeeeaeereaeeeeeee e
9.5 Development and Planning FEES .......ouuuiiii i i e
9.6  On and Off-Site IMProVEMENTS .......ccoeiiiiiiiiiiiiiii e
9.7  Building Codes and EnfOrcemMent...........oovuvviiiiiiiiiiiiiiiiieeeeeeee
9.8  ShOort-Term ReNTAIS.........cooiiiiiiiiii e
9.9 Local Permits and Processing TIMES .........ccuuiiiiiiiiiiiiiiiiiiiiiiieeeeeeeeeeeeeeeeee e
9.9.1 DESION REVIBW .....ciiiiiiiiiiie ettt e e e e e et eeeaeeas

S RS 2 = W o [T g T I =T o |
9.9.3  Coastal Development PermMit..............uuuueuuriiriiiiiiiiiiieineneeeneenenereeeer..
9.9.4  SB 35 APPIOVAIS ..ottt as
SR B 1 £ Tox (o] Y o] o] (0 )7
9.9.6  Planning ComMMISSION APPrOVAL.........uuuuuruuuuurnuiiniinnnnnnnnnnnennnnnnnnnnennnrernnnnees
9.10 Citizen Participation Plans (CPP)........coouiiiiiiii
9.11 Availability of INfOrMatioN ...........ooviiiiiiiiiii
10 Environmental and Infrastructure CONStraints .........covvvvviiiiiiiiiiiiiiiiiiiiiieieeeeeeeeeeeeeeee
10.1 Geologic and SeiSMIC HAZAIAS ........coeieeeiiiiiiiiicce e e
10.2  FIOOQING ...ttt
10.3  WaStEWAtEr CaPaACItY ..uuuuueiiieeeieeiiiiiee et e et e e et e e e e e e et e e e e e e e e e e erraaaaas
10.4  WaALEE SUPPIY «enneeeieeeeee e e e e e e e e e et e e e e e e e e e
10.5 Stormwater ManageMENT........oooiiiiiiii et e et e e e r s
10.6 Fire and EMErgENCY SEIVICES ......uuuuuuuuuuuiiiiiiiiiiiiiiiiiiiiiiiibs bbb seeneeeebennne
10.7  POJICE SEIVICES ....uuiuiuuiiiiiiiiiii s ssssssssssnsssnsssnnnnnnes
11 HOUSING RESOUICES ...ttt e et e ettt a e e e e e e e e e eett e e e e e e e e e eeeaetna e e e e eeaeeennnnnnnnns
11.1  Residential SiteS INVENTOIY . ........uuuuiiiiiiiiiiiiiiiii bbb aebaeaeeeneaenne
11.2 Above Moderate and Moderate INCOME SItES .......coeiiiiiiiiiiiiii e
11.2.1 Analysis of the City’s Existing Capacity and Zoning ...............cccccvrerieeeeiinnninnnnn
11.2.2 Reasonable Capacity ASSUMPLIONS ........uuuuuuuurrrirererinneranrenrennnennennneennnneeeenee.
11.2.3 Capacity 0N MiXed-USE SILES. .......uuuiiiiiiiiiiiiiiiiii e
11.3 Development of Non-Vacant Sites and Converting to Residential Uses....................

11.3.1  LASE ANAIYSIS. ..o

B-iv 2013-2021 Housing Element - Appendix B

119



City of Encinitas HOUSING ELEMENT

11.3.2  ReguIatory INCENLIVES ......ccooeeeeeeeeeeeeeee e 124
11.3.3 Current Market Demand for EXiSting USES .........cooovviiiiiiiiiieeee, 124
11.3.4  DeVelopmeENnt TreNdS......ccoo oo 125

12 Sites Suitable for Lower INCome HOUSING .........uvuiiiiiiieiiiiie e 126
12.1 Accessory Dwelling Unit ProducCtion...............uuiiiiiiiiiiiccc e 128
12.2 Regional Housing Needs AllOCALION ...........uuuuuuuiiiiiiiiiiiiii e 131
12.2.1  FUuture HOUSING NEEUS ... 131
12.3 Adequacy of Sites for RHNA ......oouiii e 132
12.4 R-30 Development StandardsS.........ccoooeceiiieeiiiiiiii e 133
R I e o F= TaTod o I o LT o 11 | o = 134
13.1 Affordable HOUSING FUNG .........oooiiii e 134
13.2 Section 8 Housing ChoiCe VOUCKET............ocuiiiiiii e 134
13.3 Community Development Block Grants (CDBG) ............uuuuuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiinnnnnns 134
13.4 HOME Investment Partnership Program (HOME) ..............uuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiieinnns 135
13.5 City of Encinitas HOUSING AUNOIILY .......cooiiiiiiiiiei e 135
13.6  ComMMUNItY RESOUICE CENTET ......uuuiiiiiiiiiiiiiiiiiiit e bneneeennnee 135
13.7 Nonprofit and For-Profit HOuSINg DEVEIOPEIS.........uuuuiiiiiiiiiiiiiiiiiiiiiiieeiee 136
14 Opportunities for Energy CONSErvation ...........ciiiiiiiiieeiiiiiicie e 136
15 Evaluation of Previous Housing Element..........ccccooiiiiiiiiiii i, 137
15.1 Evaluation of Progress towards Meeting Coastal Zone Requirements ...................... 137
15.2 Evaluation of Adopted Housing Element Goals and Programs...............cccevvvvvvvvnnnnn. 138
15.3 HOUSING OPPOITUNITIES ....uuiieeiiieiiiiee et e e e e e e e e et e e e e e e e e e e e raaaaas 138
15.4 Quantified Objectives in Past Housing Element Cycles..............cccccuviiiiiiiiiiiiiiiiinnnns 146

L 2 3 T N = YA @0 11 £ T 1T P 147

Appendix B - 2021-2029 Housing Element  B-v






City of Encinitas HOUSING ELEMENT

Appendix B: Housing Profile Report

The City strives to achieve a balanced housing stock that meets the varied needs of all income
segments of the community. To understand the City’s housing needs, the nature of the
existing housing stock and the housing market are comprehensively evaluated. This section of
the Housing Element discusses the major components of housing needs in Encinitas, including
population, household, economic and housing stock characteristics. Each of these components
is presented in a regional context, and, where relevant, in the context of other nearby
communities. This assessment serves as the basis for identifying the appropriate goals, policies,
and programs for the City to implement during the 2021-2029 Housing Element cycle (2021-2029
planning period).

1 Population Characteristics

Understanding the characteristics of a population is vital in the process of planning for the future
needs of a community. Population characteristics affect the type and amount of housing need in
a community. Issues such as population growth, race/ethnicity, age, and employment trends are
factors that combine to influence the type of housing needed and the ability to afford housing. The
following section describes and analyzes the various population characteristics and trends that
affect housing need.

1.1 Population Growth

According to the U.S. Census the population in the region has steadily increased over time. In
1990, the San Diego regional population was 2,298,016. In 2000, the population of the region was
2,813,833. This represented about a 2.2 percent annual growth in the population. The U.S.
Census reported a population count of 3,095,313 in 2010 showing that the growth rate had slowed
to 1.1 percent annually over those ten-years. During this same ten-year time period, Encinitas’
population grew at a slower rate than the region as a whole, increasing 0.3 percent annually, from
58,014 in 2000 to 59,518 in 2010. Table B-1 shows the actual changes in population for North
San Diego County coastal cities and the County, as well as projected population growth.

Table B-1: Actual and Projected Population Changes (2010-2050)
. 2010 . 2035 2050
City Actual AVIH]CETE Projected Projected
Carlsbad 105,185 118,241 123,634 123,942
Del Mar 4,161 4,412 4,668 4,784
Encinitas 59,518 62,829 64,718 66,178
Oceanside 167,344 177,929 188,865 190,129
Solana Beach 12,867 13,409 14,311 14,941
San Diego County 3,095,313 3,435,713 3,853,698 4,068,759
Source: Bureau of the Census (2010) and SANDAG Series 13 Regional Growth Forecast Update (2013).

The purpose of regional growth forecasting is primarily to provide a starting point for regional
planning. It is also one of the first steps in developing a Regional Transportation Plan. For
this reason, a growth forecast is updated every four years. According to the most recently
adopted SANDAG forecast (Series 13) the region will grow to approximately four million people
by the year 2050, representing a growth of approximately one million residents. This represents
an average annual population growth of approximately 0.7%. It is projected that the 2010-2050
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population in the San Diego region will increase by 31.4 percent, while Encinitas' population is
expected to increase by 11.2 percent.

It is important to note that the growth forecasts are not prescriptions for the future; rather they
simply portray an estimate of potential outcomes. The U.S. Census plays a critical role in
estimating future population and verifying past projections.

SANDAG's Series 13 forecast shows a growth of 6,660 persons between 2010 and 2050 in the
City. This numeric change results in a citywide population growth of about 11.2 percent total,
which is about 7 percent less than previously forecasted in the Series 12 forecast.

1.2 Age Characteristics

Housing demand within the market is often determined by the preferences of certain age groups.
Traditionally, both the young adult population (20 to 34 years of age) and the elderly population
tend to favor apartments, low- to moderate-cost condominiums, and smaller single-family units.
Persons between 35- and 65-years old often provide the major market for moderate to high-cost
apartments and condominiums and larger single-family units because they tend to have higher
incomes and larger sized households.

In 2000, the median age in Encinitas was 37.8, approximately four years older than the regional
median age of 33.2. By 2010, the median age in Encinitas increased to 41.5, 6.9 years above
the regional average of 34.6 years. In 2010, the largest proportion of the population in the City
was aged 45 to 59 years, accounting for 25 percent of the population, and followed by those
aged zero to 14 and 35 to 44. According to the 2010 Census, 21 percent of the population was
under 18 years of age, similar to the 2000 Census profile. Table B-2 displays the age
distribution in Encinitas and San Diego County using American Community Survey data from
2018. The table shows that in 2018 the largest portion of the population was aged 45 and above,
consistent with the 2010 census. Table B-2 also compares resident age in Encinitas to that of
the region. San Diego County’s age distribution showed a younger population with the largest
population aged between 15 and 44.

Table B-2: Age Distribution Comparison (2018)

Area Under 5 5-14 15-24 25-34 35-44 45-54 55-64 65+
Encinitas 5.0% 12.2% 9.0% 13.3% 13.9% 15.0% 14.8% 17.6%
San Diego County 6.4% 12.0% 14.8% 16.4% 13.2% 12.7% 11.7% 13.3%

Source: 2018 American Community Survey, 5-year Estimates.

In California, those persons of retirement age (i.e. 65 years and older) is expected to grow more
than twice as fast as the total population and this growth will vary by region. This means that
people are living longer, and the number of older persons is increasing. This trend is also evident
in Encinitas, where the senior-aged section of the population is expected to double by the year
2035.

1.3 Race/Ethnicity Characteristics

The racial and ethnic composition of a population may affect housing needs because of cultural
preferences associated with different racial/ethnic groups. Cultural influences may reflect
preference for a specific type of housing. Research has shown that some cultures (e.g. Hispanic
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and Asian) tend to maintain extended families within a single household. This can lead to
overcrowding or an increased demand for larger housing units. Ethnicity also tends to correlate
with other characteristics such as location choices, mobility, and income.

Table B-3 shows that, according to the 2018 American Community Survey, the ethnic
distribution of the Encinitas population was predominantly White, not Hispanic or Latino, (79.5
percent) and about four percent reported Asian. Approximately 13 percent of the Encinitas
population was of Hispanic origin. San Diego County exhibited more ethnic diversity in 2018,
with 46 percent of the population being White not Hispanic, twelve percent Asian, and 34
percent of Hispanic or Latino origin. The race/ethnic composition of City residents has
remained stable in Encinitas compared to the 2010 Census, with the proportion of Asian residents
increasing slightly from 3.5 to 3.8 and the proportion of Hispanic residents decreasing slightly
from 13.7 to 13.1. Countywide, from 2000 to 2010 the population of Hispanic or Latino origin
increased from 27 percent to 32 percent. From 2010 to 2018, the Hispanic population in the
County has increased again to 34 percent and the White not Hispanic or Latino population has
decreased from 50 percent to 46 percent.

Table B-3: Race/Ethnicity Distribution (2018)

Not Hispanic or Latino
American Native . .
Jurisdiction Indian and Hawaiian el Two or el
White Black Asian o Other or Latino
Alaska and Pacific More
. Race
Native Islander
5 —
/6 Encinitas 795% | 0.7% | 3.8% 0.2% 0.1% 3.0% 2.6% 13.1%
Population
% San Diego
County 45.9% 4. 7% 11.6% 0.4% 0.4% 2% 3.4% 33.5%
Population

Source: 2018 American Community Survey, 5-year Estimates.

Overall Encinitas poverty level of 6.9 percent is lower than the San Diego regional total of 12.5
percent. In Encinitas, over 40 percent of the Black or African American population lives below
the poverty level while in San Diego County only around 20 percent live below the poverty level,
as shown in Table B-4. Almost 13 percent of the Encinitas residents that are of Hispanic or
Latino origin are below the poverty level which is less than the County at 17 percent. Less than
six percent of the White, not Hispanic or Latino, population in Encinitas was estimated to live
below the poverty level.
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Table B-4: Poverty Status by Race and Hispanic or Latino Origin (2018)
One Race % of
% of_ % of White
Americ | \aiive | 9% of % of % of Alone,
Jurisdiction | o4 of % of % of Gl Hawaiia | Some | Two or | Hispanic not
White Black Asian LI n and Other More | orLatino | Hispanic
and o or
Alaska Pacific Race |
; Islander Latino
Native
Encinitas 6.4% 41.9% 10.1% 0.0% 0.0% 9.6% 7.6% 12.8% 5.4%
iizn%'/ego 11.8% | 195% | 10.2% | 17.2% | 10.4% | 19.7% | 12.6% | 17.4% 8.9%
Source: 2018 American Community Survey, 5-year Estimates.

1.4 Employment

Employment has an important impact on housing needs. Incomes associated with different jobs
and the number of workers in a household determines the type and size of housing a household
can afford. In some cases, the types of jobs themselves can affect housing needs and demand
(such as in communities with military installations, college campuses, and large amounts of
seasonal agriculture). Employment growth typically leads to strong housing demand, while the
reverse is true when employment contracts.

To achieve a better balance between jobs and housing, it is important to consider the employment
characteristics of a region. In the San Diego region, employment growth outpaced population
growth between 1990 and 2000. The decade recorded a gain of more than 188,865 jobs, an
increase of 16 percent, while population increased by 315,817 people, a growth rate of 13 percent.

Table B-5 shows that in 2010 there were over 1.42 million jobs in the San Diego region. Region
wide, growth of 34% is expected between 2010 and 2050. Table B-5 also shows that the number
of jobs in Encinitas is expected to grow by 15% from 2010 to 2050.

Table B-5: Employment Growth (2010-2050)
s % Change Numeric Change
Jurisdiction 2010 2020 2050 2010-2050 2010-2050
Carlsbad 64,956 77,431 85,718 32% 20,762
Del Mar 4,431 4,542 4,725 6.6% 294
Encinitas 25,643 27,276 29,542 15.2% 3,899
Oceanside 41,142 48,208 54,091 31.5% 12,949
Solana Beach 7,417 8,156 8,802 18.7% 1,385
San Diego County 1,421,941 1,624,124 1,911,405 34.4% 489,464
Source: SANDAG Series 13 Subregional Growth Forecast (2013).

Table B-5 shows that between 2010 and 2050, Encinitas is projected to gain approximately 3,899
new employment opportunities (i.e. the number of workers with jobs), which represents an
increase of 15 percent. This represents one of the lowest percentage increases in employment in
the North County coastal cities. Region wide, approximately 489,464 new employment
opportunities will be generated, representing an increase of 34 percent. This projected change in
employment is considerably less than previously forecasted.
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Previous forecasts showed that the largest numerical gains in employment in Encinitas between
2000 and 2030 would occur in the services, retail trade, and government sectors. Table B-6
shows the industries that Encinitas residents were employed in compared with County residents
as a whole in 2017, as well as the mean annual wage in the first quarter of 2017. Encinitas
residents were employed by a variety of industries with about 24 percent working in education
services, health care and social assistance and about 19 percent in professional, scientific,
management and waste management services. Approximately ten percent also worked in the
arts, entertainment, recreation, accommodations and food service industries, as well as ten
percent in retail trade and finance. Together these industries account for over half of the
employment of Encinitas residents. Those working in higher earning industries such as
Management occupations and Real Estate occupations made between $70,440 and $126,757
and those in the education services and Healthcare category were earning between $62,196 and
$94,206. These industries employed 51.4 percent of the labor pool. Compared with County
residents, Encinitas residents benefited from employment in higher income industries such as
finance, professional and management, etc.
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Table B-6: Number of Workers by Industry and Mean Annual Wage (2017)
ACS Industry Encinitas San Diego OES Occupational Title OES Mean
County Annual Wage
Agriculture, Forestry, o 0 Farming, Fishing, and
Fishing, Hunting and Mining 1.3% 0.9% Forestry $30,319
Construction 4.2% 5.7% Construction and Related $41,335
Workers
Manufacturing 10.3% 9.2% Sales Rep, Wholesale and $63,250
Manufacturing
Wholesale Trade 2.6% 2.5% Wholesale and Retail $58,765
Buyers
Retail Trade 8.2% 10.7% Retail Salespersons $29,970
Transportation, o 0 .
Warehousing and Utilities 2.0% 3.9% Transportation Workers $44,692
Information 2.4% 2.3% Reception and Information $32,563
Clerks
. Property, Real Estate, and
Finance and Insurance, .Real 8.7% 6.3% Community Association $70,440
Estate, Rental and Leasing
Managers
Professional, Scientific,
Managementand 0 0 .
Waste Management 19.2% 15.0% Management Occupations $126,757
Services
Healthcare Practitioners
Education Services, Health and Technical $62, 196
Care and Social 23.5% 21.2% Occupations
Assistance E_ducatlon, Tralr!lng, and $94.206
Library Occupations
Arts, Entertainment and .
Recreation Arts, Design,
- 10.3% 11.9% Entertainment, Sports, $58,976
Accommodations and Food . .
. and Media Occupations
Service
Other Services, Except o 0
Public Administration 4.4% 5.3% - -
Public Administration 3.0% 5.1% Administrative Services $97,267
Managers
Source: 2013-2017 American Community Survey, 5-year Estimates and California Employment Development
Department, Occupational Employment Statistics (2017).

SANDAG's Series 13 shows a region wide average of 1.2 workers per dwelling unit. In Encinitas
this would result in 30,600 workers available for 25,600 jobs, a 1.19 worker-to-jobs ratio. The
2007-2011 ACS (Workers) survey similarly found 23,489 employed residents in the City, but only
19,791 jobs, also representing a 1.19 worker-to-jobs ratio. The 2011 ACS also reported an
unemployment rate of 6.5 percent for all persons in the civilian workforce. Nearly 20 percent of all
persons between the ages of 16 and 24 were unemployed. In terms of unemployment, Encinitas
outperformed both the nation as a whole and the State of California. The City’s unemployment
rate was significantly lower than the 2011 national rate of 8.7 percent and state rate of 10 percent.

1.5 Commuting Patterns

Commuting patterns demonstrate the relation of housing to employment opportunities and are a
component in the allocation of growth to localities.

Table B-7 shows that in 2017, about 72 percent of Encinitas residents drove alone to work, about
four percent lower than the percent region-wide. Approximately six percent of Encinitas residents
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carpooled, two percent walked, and about two percent used a form of public transportation.
Approximately fifteen percent of Encinitas residents worked from home.

Table B-7: Means of Transportation to Work (2017)
Encinitas San Diego Region
LiCEL gl Vi/g:kers % of Total #of Workers 16+ % of Total

Car, Truck, or Van — Drove Alone 22,496 71.8% 1,196,562 76%
Car, Truck, or Van — Carpooled 1,823 5.8% 139,456 8.9%
Public Transportation 654 2.1% 48,072 3.1%
Bicycle 259 0.8% 10,883 0.7%
Walked 628 2.0% 45,998 2.9%
Other means 719 2.3% 23,797 1.5%
Worked at home 4,763 15.2% 110,240 7%
Total 31,342 100% 1,575,008 100%

Source: 2013-2017 American Community Survey, 5-year Estimates.

Note: “Other means” to include taxicab and motorcycle rates.

Table B-8 shows the average travel time for workers age 16 and over in Encinitas and the San
Diego region in 2018. Average travel times for Encinitas residents did not vary greatly from those
in the region as a whole. Approximately 38 percent of Encinitas residents had travel times to work
under 20 minutes, the same percent of San Diego residents faced the same travel time. Based
on the 2018 ACS, the average commute time for Encinitas residents is 25.2 minutes and San
Diego’s just slightly longer at 26 minutes. Overall, commute times to work are relatively short with
just six percent of workers commuting for one hour or longer in Encinitas and just above seven
percent commuting one hour or longer in the County.

Table B-8: Travel Time to Work in Minutes (2018)

Jurisdiction >10 10-14 15-19 20-24 25-29 30-34 35-44 45-59 60+
Encinitas 10.4% 13.7% 14.1% 17.6% 7.5% 16.1% 7.6% 6.9% 6.2%
S?{;Er']ffo 8.6% | 12.7% | 16.7% | 17.3% | 7.4% | 16% | 7.1% | 7.3% | 7.0%

Source: 2018 American Community Survey, 5-year Estimates.

2 Household Characteristics

The Census defines a household as all persons who occupy a housing unit, which may include
single persons living alone, families related through marriage or blood and unrelated individuals
living together. Skilled nursing facilities, residential care facilities, dormitories, and other group
living situations are not considered dwelling units, and persons living in them are not considered
households; rather, these are group quarters. Information on household characteristics is
important to understand the growth and changing needs of a community.

Many household characteristics may contribute to the diverse need for housing, some of which
are described in this section: projected households, household type, household size, and
household income. According to the 2010 Census, there were 1,086,865 households (equal to
occupied housing units) in San Diego County. Of these, 24,284 households, or approximately two
percent, were located in Encinitas. (Please note that the total number of households will vary
depending on the source and when the data was captured.)
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Figure B-1 shows the change in total number of households based on American Community
Survey data. The information displayed shows that between 2010 and 2018, the number of
households in the San Diego region grew by 57,191, a gain of approximately 5.4 percent. During
this period, the number of households in Encinitas grew by about 3.7 percent.

Figure B-1: Change in Number of Households (2010-2018)
9.0%
8.0%
7.0%
6.0%

5.0%
4.0%
3.0%
2.0%
1.0%
0.0%

-1.0% .
San Diego

County
m2010-2018 5.4% 3.7% 7.8% 4.1% 5.6% 0.0%

Encinitas Carlsbad Del Mar Oceanside Solana Beach

Source: 2010 and 2018 American Community Survey, 5-year Estimates.

The City currently accounts for about two percent of the region’s households. The American
Community Survey estimates that in 2018 the number of households in Encinitas increased
slightly from 23,141 to 23,996. Comparably, according to ACS 5 year-estimates, from 2010 to
2018 housing units in Encinitas increased by 4.2 percent (from 25,080 units to 26,142 units).The
County’s estimated total households rose to 1,118,980 in 2018, a 5.4 percent increase from an
estimated total of 1,061,789 in 2010, in the same time period housing units increased 4.3
percent. The ACS estimates exhibit a slower growth rate in Encinitas than in the County;
however, the data also shows that housing unit growth accompanies household growth at a
comparable rate. Based on 2050 Regional Growth Forecasts published by SANDAG (2013),
there are a forecasted 1,178,091 households in the San Diego region in 2020.

2.1 Household Type and Size

Different household types generally have different housing needs. Seniors or young adults usually
comprise the majority of the single-person households and tend to reside in apartments,
condominiums or smaller single-family homes. Families with children often prefer single-family
homes.

Household size is a significant factor in housing demand. Often, household size can be used to
predict the unit size that a household will select. For example, small households (one and two
persons per household) traditionally can find suitable housing in units with zero to two bedrooms
while larger households (three or more persons per household) can usually find suitable housing
in units with two to four bedrooms. People’s choices, however, also reflect preference and
economics. Thus, many small households prefer, and obtain, large units.
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Table B-9 shows that Encinitas households mostly consist of families (63 percent). Approximately
one-third of the City’s family-households had children, according to the 2010 Census. The
greatest change from 2000 to 2010 was the 21-percent decrease in other non-families (unrelated
persons living together), and a 16-percent increase in married couples without children.

City of Encinitas

Table B-9: Changes in Household Types (2000-2018)

2000 2010 2018 estimates e
Household Types 2000-18
# % # % # % %
Families 14,283 62.6% 15,044 62.5% 15,689 65.3% 9.8%
Married with Children 5,450 23.9% 5,172 21.5% 5,164 21.5% -5.2%
Married without 5,982 26.2% 6,941 28.8% 7,888 32.8% 31.8%
Children
Other Families 2,851 12.5% 2,931 12.2% 2637 11.0% -7.5%
Non-Families 8,547 37.4% 9,038 37.5% 8,307 34.6% -2.8%
Single 5,864 25.7% 6,303 26.2% 6,063 25.3% 3.4%
Other Non-Families 2,683 11.8% 2,118 8.8% 3,574 15.0% 33.2%
Total Households? 22,830 - 24,082 - 23,996 - 5.1%

Source: Bureau of the Census (2000 and 2010) and the 2018 American Community Survey, 5-year Estimates.

Note: Other Non-Families include roomers/boarders, housemates/roommates, unmarried partners, foster children, and other non-
relatives.

1. Total Household percentage is not the sum of all categories; some double counting may occur depending on how individuals
report own household status.

The American Community Survey estimates 15,689 families in Encinitas in 2018, comprising 65.3
percent of total households. Additionally, an estimated 8,307 households were reported as non-
family, comprising 34.6 percent of total households in the City. The 2018 ACS also reported about
43 percent of households in Encinitas had one or more persons 60 years and older. An estimated
6,690 households had children in 2018, 955 of those being female headed with no husband
present (14.2 percent).

In 2018, the average number of persons per household in the North County San Diego region
ranged from 2.08 in Del Mar to 2.89 in Oceanside, with a region-wide average of 2.83 persons
per household. Encinitas had an average of 2.52 persons per household, representing a small
decrease from 2010, when 2.6 persons per household were reported. Table B-10 compares
household size in Encinitas to household size in the surrounding North County coastal cities.
Household size varied among the cities, with Del Mar having the lowest in the County. SANDAG
estimates that average household size in the region will remain similar by 2050.

Table B-10: Average Persons per Household (2018)

Jurisdiction Average Household Size (2018) A Aver(g%gol-)lousehold Sl
Carlsbad 2.60 2.58
Del Mar 2.08 2.10
Encinitas 2.52 251
Oceanside 2.89 2.86
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Table B-10: Average Persons per Household (2018)

Jurisdiction Average Household Size (2018) ATSIEEE Averé%gol-)lousehold Sl
Solana Beach 2.35 2.36
San Diego Region 2.83 2.81

Source: Department of Finance (2018) SanGIS Series 13

2.2 Household Income

Income levels influence the range of housing prices within a community and the ability of the
population to afford housing. As household income increases, the more likely that household is
to be a homeowner. As household income decreases, households tend to pay a disproportionate
amount of their income for housing and the number of persons occupying unsound and
overcrowded housing increases.

Household incomes in Encinitas have consistently been higher than those in the region as a
whole. In 1990, the Encinitas median household income was $46,614 - and the regional median
income was $35,028. The reported median income for the City was approximately 33 percent
higher than the region. In 2000, the City’s median household income was $64,821, and the San
Diego County median household income was $47,268. The reported median income was
approximately 37 percent higher than the regional average. The 2010 median household income
in Encinitas was $85,350, compared to $44,772 in the County. This represents a difference of
about 90 percent. Table B-11 indicates 2018 median income in Encinitas was estimated to be
approximately 43 percent higher than the regional median ($107,172 versus $74,855), consistent
with long-term data and suggesting that the 2010 figure was an anomaly.

Table B-11: Median Household Income Estimates (2018)
Jurisdiction Median Household Income %Above/Below Regional Median
Carlsbad $107,172 43.2%
Del Mar $110,966 48.2%
Encinitas $113,175 51.2%
Oceanside $68,652 -8.3%
Solana Beach $105,821 41.1%
San Diego Region $74,855
Source: 2018 American Community Survey, 5-year Estimates.

Figure B-2 compares household income in Encinitas and in the San Diego region between 2013
and 2017. Approximately 62 percent of Encinitas households had incomes over $75,000, about
14 percentage points more than region-wide. The most distinct difference occurred within the
highest-income bracket ($100,000 or more). Approximately 50 percent of Encinitas households
earned $100,000 or more, compared to 35 percent region-wide.

Figure B-2: Household Income (2013-2017)
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Source: Bureau of the Census, 2013-2017 American Community Survey, 5-year Estimates.

The state and federal government classify household income into several groupings based upon
the relationship to the San Diego Region Area Median Income (AMI), adjusted for household size.
The State of California utilizes the following income groups:

e Extremely Low: <30% AMI

o Very Low: 31-50% AMI

e Low: 51-80% AMI

e Moderate: 81-120% AMI

e Above Moderate: 120%+ AMI

In 2016, a majority of Encinitas households earned moderate or above-moderate incomes (Table
B-12) while 29 percent of Encinitas households earned low, very low or extremely low incomes.

Table B-12: Household Income Levels (2016)

Renter- Owner- Total Percent of
Liemiue Leve Households | Households | Households | Households
Extremely Low Income (0-30% AMI) 1,625 725 2,350 10%
Very Low Income (31-50% AMI) 1,045 1,160 2,205 9.3%
Low Income (51-80% AMI) 1,090 1,190 2,280 9.6%
Moderate and Above Moderate (>80% AMI)1 4,800 12,055 16,855 71.1%
Total 8,560 15,135 23,695 100.0%

Source: CHAS, based on 2012-2016 American Community Survey, 5-year Estimates.

Note 1: HUD programs are available only to households with incomes at or below 80% AMI. Therefore, the CHAS data groups all
households above that income threshold (both moderate and above moderate income) into one income group. HUD CHAS 2012-
2016
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3  Housing Problems

The Comprehensive Housing Affordability Strategy (CHAS) developed by the Census for HUD
provides detailed information on housing needs by income level for different types of households
in Encinitas. Detailed CHAS data based on the 2012-2016 ACS is displayed in Table B-13.
Housing problems considered by CHAS include:

e Units with physical defects (lacking complete kitchen or bathroom);

e Overcrowded conditions (housing units with more than one person perroom);

e Housing cost burden, including utilities, exceeding 30 percent of gross income; or

e Severe housing cost burden, including utilities, exceeding 50 percent of gross income.

The types of problems vary according to household income, type, and tenure. Some highlights
include:

¢ Renter-households experienced a higher rate of housing problems, 52.5 percent
compared to 32 percent of owner households that experienced housing problems.

e Additionally, of all households who earned less than 50 percent of HAMFI renters were
more likely to experience at least one housing problem (26 percent) as compared to owner
households (9 percent).

e Renters were also more likely to experience at least one severe housing problem (34.3
percent) compared to owners (16.6 percent).

e Overall, 39.4 percent of households in Encinitas reported at least one housing problem
and 23 percent reported experiencing a severe housing problem.

Table B-13: Housing Problem Overview

Renters
Household Household Cost Burden not
Income by has at least % of has none % of available - no % of % of
Housing lof4 Renter of 4 Renter other housin Renter Total Renter
Problems* Housing HH Housing HH o 9 HH HH
Problems Problems problems

Household
Income <= 30% 1,245 14.5% 125 1.5% 255 3.0% 1,625 19.0%
HAMFI
Household
Income >30% to 985 11.5% 65 0.8% 0 0.0% 1,045 12.2%
<=50% HAMFI
Household
Income >50% to 920 10.7% 170 2.0% 0 0.0% 1,090 12.7%
<=80% HAMFI
Household
Income >80% to 635 7.4% 255 3.0% 0 0.0% 890 10.4%
<=100% HAMFI
Household
Income >100% 710 8.3% 3,200 37.4% 0 0.0% 3,910 45.7%
HAMEFI
Total 4,490 52.5% 3,815 44.6% 255 3.0% 8,560 100.0%
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Owners
Household Household Cost Burden not
Income by has at least % of has none % of available - no % of % of
Housing lof4 Owner of 4 Owner other housing Owner Total Owner
Problems* Housing HH Housing HH problems HH HH
Problems Problems

Household
Income <= 30% 520 3.4% 85 0.6% 120 0.8% 725 4.8%
HAMEFI
Household
Income >30% to 830 5.5% 330 2.2% 0 0.0% 1,160 7.7%
<=50% HAMFI
Household
Income >50% to 640 4.2% 550 3.6% 0 0.0% 1,190 7.9%
<=80% HAMFI
Household
Income >80% to 845 5.6% 595 3.9% 0 0.0% 1,440 9.5%
<=100% HAMFI
Household
Income >100% 2,020 13.3% 8,600 56.8% 0 0.0% 10,615 70.1%
HAMFI
Total 4855 32.1% 10,160 67.1% 120 0.8% 15,135 100.0%

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) 2012-

2016.

* The four housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per room, and cost
burden greater than 30%.

Table B-13: Housing Problem Overview
SR loSIn, Owner % Renter % Total %
Problems Overview*
Household has at least
1 of 4 Severe Housing 2,510 16.6% 2,935 34.3% 5,445 23.0%
Problems
Household has none of
4 Severe Housing 12,500 82.6% 5,375 62.8% 17,875 75.4%
Problems
Cost burden not
available - no other 120 0.8% 255 3.0% 375 1.6%
problems
Total 15,135 100.0% 8,560 100.0% 23,695 100.0%
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy
(CHAS) 2012-2016.
* The four severe housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1.5
persons per room, and cost burden greater than 50%.

3.1 Overcrowding

The combination of low incomes and high housing costs has forced many households to live in
overcrowded housing conditions. “Overcrowding” is generally defined as a housing unit occupied
by more than one person per room in house (including living room and dining rooms, but excluding
hallways, kitchen, and bathrooms). Under State law a housing unit is considered overcrowded if
there is less than 120 square feet of livable space (all space except the bath, kitchen and
hallways) for the first two people and less than an additional 50 square feet for each additional

Appendix B - 2021-2029 Housing Element  B-13



HOUSING ELEMENT

City of Encinitas
SIXTH CYCLE HOUSING ELEMENT PUBLIC REVIEW DRAFT DEC 2020 .%Ef‘iﬁ TAS
City of

person. Overcrowding can indicate that a community does not have an adequate supply of
affordable housing, especially for large families.

According to the Census, between 1990 and 2000, the overall rate of overcrowding was
unchanged in Encinitas. However, severe overcrowding experienced a slight increase from 2.3
percent to 2.8 percent. As Table B-14 shows, nearly five percent of the households in Encinitas
were overcrowded in 2000, inclusive of the three percent that were severely overcrowded.
Overcrowding was more prevalent among renter-households than owner-households, as rental
units are typically smaller in size and renter-households typically have lower incomes. The
greatest increases were among renter-households from nine percent overcrowding in 1990 to
nearly ten percent in 2000 and five percent severe overcrowding to six percent. However, the
2010 census showed that overcrowding had decreased significantly. In 2010, 494 households in
Encinitas had overcrowded conditions. Only 2.1 percent of households had more than one
occupant per room and only 0.4 percent had more than 1.5 occupants per room. Persons per
household have decreased further since 2010, from 2.6 to 2.5 persons per household, suggesting
that overcrowding has also been reduced. In 2018, rate of overcrowding in Encinitas increased
slightly from 2010; severe overcrowding, with more than 1.5 persons per room, increased by two
percent for renter-households. These data show that overcrowding affects renter households at
a higher rate than owner households.

Table B-14: Overcrowded Housing Units (1990-2018)
Owner Households Renter Households Total Households
Overcrowdin 0 0
: Number al Number 0l Number % of Total
Owners Renters
1990
Total Overcrowded 252 2 0% 710 9.0% 962 4.6%
(>1.0 persons/room)
Severely Overcrowded 81 0.6% 398 5.0% 479 2.3%
(>1.5 persons/room)
2000
Total Overcrowded 297 2 0% 783 9.6% 1,080 4.7%
(>1.0 persons/room)
Severely Overcrowded 164 1.1% 483 5.9% 647 2.8%
(>1.5 persons/room)
2010
Total Overcrowded 126 0.8% 368 4.5% 494 2.1%
(>1.0 persons/room)
Severely Overcrowded
44 0.3% 51 0.6% 95 0.4%
(>1.5 persons/room)
2018
Total Overcrowded 228 1.5% 610 6.9% 838 3.5%
(>1.0 persons/room)
Severely Overcrowded 61 0.4% 215 2.4% 276 1.2%
(>1.5 persons/room)
Source: Bureau of the Census (1990, 2000, 2010) and 2018 American Community Survey, 5-year Estimates.
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3.2 Overpayment (Cost Burden)

Measuring the portion of a household’s gross income that is spent for housing is an indicator of
the dynamics of demand and supply. This measurement is often expressed in terms of “over
payers”: households paying an excessive amount of their income for housing, therefore
decreasing the amount of disposable income available for other needs. This indicator is an
important measurement of local housing market conditions as it reflects the affordability of
housing in the community. Federal and state agencies use overpayment indicators to determine
the extent and level of funding and support that should be allocated to a community. State and
federal programs typically define over-payers as those lower income households paying over 30
percent of household income for housing costs. A household is considered experiencing a severe
cost burden if it spends more than 50 percent of its gross income on housing.

Table B-15 summarizes 2013-2017 American Community Survey, 5-Year Estimates.
Approximately 46 percent of households in the San Diego region were paying over 30 percent of
their income toward monthly owner housing costs. In Encinitas, nearly 33 percent of all
households were overpaying monthly owner costs. Renters were more likely to overpay than
owners; in the region 57.0 percent of renters overpaid, compared to 51 percent in Encinitas.

Table B-15: Overpayment (2013-2017)

Renters Owners
Paying 30%+ % Paying 30%+ Paying 30%+ % Paying 30%+

Carlsbad 7,113 49.8% 8,824 31.3%
Del Mar 395 40.3% 371 32.2%
Encinitas 4,161 50.8% 5,072 32.7%
Oceanside 15,596 61.4% 11,631 33.5%
Solana Beach 1,145 50.5% 1,046 31%

San Diego Region 283,301 56.9% 197,061 45.8%

Note: Households do not equal total presented in other tables because housing costs were not computed for all
households.
Source: 2013-2017 American Community Survey, 5-year Estimates.

In the San Diego region, median monthly owner costs were $2,341 and the median gross rent
was $1,467. In Encinitas, the total cost of housing was higher. Median monthly costs were $3,016
for housing units with a mortgage, requiring an annual income of $120,640 to avoid overpayment.
Median gross rent was $1,837, requiring an annual income of $73,480. (Note that this data reflects
those occupying homes between 2013 and 2017 and not current costs and rents.)

The prevalence of overpayment varies significantly by income, tenure, household type, and
household size. Table B-16 provides more overpayment detail by income group for Encinitas.
Over 73 percent of the lower income households are paying more than 30 percent of their income
and over 52 percent are paying over 50 percent of their income versus 22 percent and 6%
respectively for the moderate and above moderate households.

Table B-16: Overpayment by Tenure and Income Level, Encinitas (2016)
Household Income Group Total Renters Total Owners Total
Extremely Low (<=30% MFI) 1,625 725 2,350
Cost Burden >30% 1,205 525 1,730
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Table B-16: Overpayment by Tenure and Income Level, Encinitas (2016)

Household Income Group Total Renters Total Owners Total
%Cost Burden >30% 74.2% 72.4% 73.6%
Cost Burden >50% 1,160 345 1,505
%Cost Burden >50% 71.4% 47.6% 64%
Very Low (>30% to <=50% MFI) 1,045 1,160 2,205
Cost Burden >30% 980 830 1,810
%Cost Burden >30% 93.8% 71.65% 82.1%
Cost Burden >50% 810 610 1,420
%Cost Burden >50% 77.5% 52.6% 64.4%
Low (>50% to <=80% MFI) 1,090 1,190 2,280
Cost Burden >30% 850 645 1,495
%Cost Burden >30% 78.0% 54.2% 65.6%
Cost Burden >50% 270 385 655
%Cost Burden >50% 24.8% 32.4% 28.7%
Moderate & Above Moderate (>80% MFI) 4,800 12,055 16,855
Cost Burden >30% 1,045 2,675 3,720
%Cost Burden >30% 21.8% 22.2% 22.1%
Cost Burden >50% 55 935 990
%Cost Burden >50% 1.1% 7.8% 5.9%
Total 8,560 15,130 23,690
Cost Burden >30% 4,080 4,675 8,755
%Cost Burden >30% 47.7% 30.9% 37.0%
Cost Burden >50% 2,295 2,275 4,570
%Cost Burden >50% 26.8% 15% 19.3%

Source: CHAS, based on 2012-2016 ACS.

Note: Totals may not be exact due to rounding. Please note the Census Bureau uses a special rounding scheme for
special tabulations such as these. Therefore, totals may not match other census datasets.

According to the "CHAS" data (Comprehensive Housing Affordability Strategy), which are custom
tabulations of American Community Survey (ACS) data from the U.S. Census Bureau provided
to U.S. Department of Housing and Urban Development (HUD), about 48 percent of renter-
occupied households in Encinitas spent more than 30 percent of their household income on
housing and 27 percent spend more than 50 percent. By contrast, a lower percentage of owner-
households (31 percent) pay more than 30 percent for housing and 15 percent spend more than

50 percent.
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Housing costs are indicative of housing accessibility. Typically, if housing demand exceeds
housing supply, housing costs will rise. As documented earlier, housing costs in Encinitas tend to
be higher than those in the San Diego region as a whole. Even higher income families in Encinitas
spend a higher proportion of their earnings on housing costs and have proportionally less
disposable income for goods and services. In 1990, the City’s median household value was
$285,891. At the same time, the household median income was $46,614. As of 2016, the median
value of a home in Encinitas was $820,400 and the median income of a household was $100,698.
This change corresponds to a 187 percent increase in home values and a 116 percent increase
in household income. The median price had increased to $1,255,000 by 2019. Depending on the
interest rate and/or down-payment and non- mortgage debt, it is reasonably expected that a
household would need to earn between $200,000 and $255,000 in order to purchase a home at
the median price.

The Center for Policy Initiatives published a 2014 year-end report, “Making Ends Meet’
guantifying the reality that many San Diegans live on incomes above the official poverty measure,
but below self-sufficiency. The analysis is based on the Self- Sufficiency Standard rather than the
Federal Poverty Threshold because it includes county-specific costs such as housing,
transportation, childcare, food and taxes, etc. The study found that the cost of a basic lifestyle
without public or private assistance is beyond the reach of 38 percent of all working-age
households in San Diego County. While costs vary substantially by place, in general housing
costs put a tremendous strain on a household’s most basic expenses.

4 Special Needs Groups

Certain segments of the population may have more difficulty finding decent, affordable housing
due to their special needs. Special circumstances may be related to one’s employment and
income, family characteristics, disability and household characteristics, among other factors.
Consequently, certain residents in Encinitas may experience higher incidences of housing cost
burden, overcrowding or other housing problems. The special needs groups analyzed include the
elderly, people with disabilities, homeless people, single parents, farm workers, large households,
and students (Table B-17). Many of these groups overlap, for example, single parents may have
large households, and many elderly people have a disability of some type. The majority of these
special needs groups would be assisted by an increase in affordable housing, especially housing
located near public transportation and services. Table B-18 provides a list of services and
facilities available to assist households/persons with special needs. Several of these agencies
routinely receive funding from the City of Encinitas Community Development Block Grant (CDBG)
program.

Table B-17: Special Needs Groups in Encinitas
0,
Special Needs Group # of People or Households el i Hougeholds or
Population
Households with Seniors 10,895 45.4%
Senior Headed Households 3,602 15.0%
Seniors Living Alone 2,978 12.4%
Persons with Disabilities 5,342 8.6%
Large Households 1,740 7.2%
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Table B-17: Special Needs Groups in Encinitas

0,

Special Needs Group # of People or Households ] Toltjzlpj?;t?g:mds or
Single-Parent 1,529 6.4%
Female Headed Households — No

0,
Husband Present 1,619 6.7%
Female Headed
Households with children — No 955 4.0%
Husband Present
People Living in 4,290 6.9%
Poverty
Farmworkers 414 1.3%
Homeless 802 -3

Source: Bureau of the Census (2010), Regional Housing Task Force on the Homeless (2019), 2017 and 2018 American Community
Survey, 5-year Estimates.

1. 2010 Census Data used

2. 2020 Count includes Del Mar and Solana Beach
3. There is no 2020 population data available.

Table B-18: Services for Special Needs Populations (2019)

Special Needs

House

patients

. Program Details Location
Services
Catholic Charities, La Posada de 50 beds for homeless men Carlsbad
Guadalupe
Community Resource Center 24 pe_ds for women .W'th chlldrgn, .
. ) victims of domestic violence; Encinitas
Libre!/Carol’'s House
motel vouchers
M.L.T.E. North County Detox 6 beds for adults, substance Oceanside
abuse treatment
Services for women with
Emergency Women’s Resource Center children, vi(_:tims of domestic Oceanside
Shelters violence
Interfaith Community Services 49 beds for homeless men and .
Escondido
Haven House women
Interfaith Shelter Network Men, women, and families North County
Operation Hope North County 45 beds for families Vista
YMCA of San Diego For women, men, and chlldren _
) who are victims of domestic Undisclosed
Becky’s House .
violence
10 affordable housing
. . B apartments for consumers or
Community Housing Works families that have at least one Undisclosed
Marisol Apartments . L
person in the household living
with HIV/AIDS.
Community Housing Works — 11 units for homeless Undisclosed
Marisol Apartments
german_ent 56 affordable homes, with ten
upportive -
Housi homes targeted for families
ousing S )
working in the local agricultural
CHW-OId Grove industries, and four apartments Undisclosed
designated as permanent
supportive homes to disabled
individuals.
Fraternity House, Inc. — Michelle’s | Housing and care for HIV/AIDS Vista

B-18 2021-2029 Housing Element — Appendix B




City of Encinitas

Table B-18: Services for Special Needs Populations (2019)

Special Needs

. Program Details Location
Services
North County Solutions for o .
Change — Solutions Family 40 homeles_s families with Vista
children
Center
Brother Benno’s Foundation 23 bed for men and women .
Oceanside
Recovery Program alcohol and drug program
. 55 beds for single women or
Mental Health Systems — Family women with children, substance Oceanside
Recovery Center
abuse treatment
Transitional ; ;
! Serving Seniors . .
Housing/Shelters Transitional H%using Program Homeless seniors San Diego
Women’s Resource Center, 23 apartments for transitional Oceanside
Transition House housing for women and children

YMCA Oz North Coast 10 Homeless Youth Oceanside

Community Resource Center Food pantry Encinitas

12 step recovery program, food,
Brother Benno’s Foundation food, clothing showers, and Oceanside
laundry for in need population
North Coastal Mental Health Homeless severely mentally ill Regional

North County Lifeline — Hotel
Vouchers

General homeless and youth

Oceanside, Vista

North County Community

Services Food Bank Food distribution Vista
Services for the Interfaith Community Services .
Homeless and At- (Winter Shelter) 40 beds for homeless Escondido
Risk Families Salvation Army Adult Rehab Drug/alcohol abuse San Diego
Center
Second Chance Drug/alcohol abuse San Diego
Stepping Stone LGBT and general Drug/alcohol San Diego
abuse
McAllister Institute
North Coastal Regional Recovery Substance abuse Oceanside
Center
YMCA
Transition Aged Youth (TAY) 12-25 aged youth, runaways, Oceanside
: homeless
Services
Access Center, Inc. Independent living assistance Regional
Senlpr/DlsabIed Meals on Wheels Meals Regional
Services i : i
Serving Se_nlors-Senlor Meals, health and wellness Regional
Community Centers
4.1 Elderly

Many senior-headed households have special needs due to their relatively low incomes,
disabilities or limitations, and dependency needs. Specifically, people aged 65 years and older
often have four main concerns:

e Housing: Many seniors live alone and may have difficulty maintaining their homes.

e Income: People aged 65 and over are usually retired and living on a limited income.
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e Healthcare: Seniors are more likely to have high health care costs.

e Transportation: Many of the elderly rely on public transportation; especially those with
disabilities.

In 1990, there were 5,074 persons in this age category (9.1 percent of citywide total). In 2000,
there were 6,064 persons (10.4 percent). Table B-19 shows that an estimated 11,124 persons
were age 65 and over in Encinitas in 2018. This accounted for about 18 percent of the City’s total
residents, higher than the percentage share in the region as a whole. From 2010 to 2018 the
population aged 65 years and over increased by 8,393 persons, or 30.5 percent. While many in
this cohort have the financial resources they need, many do not. For those who have only small
pensions, social security and a few assets, the limited income of many elderly persons often
makes it difficult for them to find affordable housing. In the San Diego region, the elderly spend a
higher percentage of their income for food, housing, medical care, and personal care than non-
elderly families. Many single elderly persons need some form of housing assistance. In 2018, 9.3
percent of the San Diego region’s residents aged 65 and over were living in poverty. At the same
time, approximately 6.6 percent of the City’s elderly population was living in poverty.

Table B-19: Persons Age 65 and Over (2018)
Jurisdiction Age 65+ RIS
65+
Carlsbad 19,151 16.8%
Del Mar 1,157 26.7%
Encinitas 11,124 17.7%
Oceanside 27,214 15.5%
Solana Beach 3,115 23.3%
San Diego Region 439,595 13.3%
Source: 2014-2018 American Community Survey, 5-year Estimates.

Table B-20: Elderly Households by Tenure and Income Level Encinitas (2014

Renters Oowners
Household by Type,
Income and Housing Elderly Elderly Total
Problem Renters Total Renters owners Total Owners Households
Household Income
<=30% AMI 200 1440 405 1025 2,465
YR -
%6 with any housing 82.5% 64.6% 67.9% 65.9% 65.1%
problems
% Cost Burden >30% 82.5% 64.6% 66.7% 64.9% 64.5%
% Cost Burden >50% 82.5% 63.2% 51.9% 49.8% 57.4%
Household Income >30
to <=50% AMI 165 945 375 890 1,835
o i .
6 with any housing 81.8% 93.1% 44.0% 69.7% 81.7%
problems
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Table B-20: Elderly Households by Tenure and Income Level Encinitas (2014

Renters Oowners
Household by Type,
Income and Housing Elderly Elderly Total
Problem Renters Total Renters owners Total Owners Households
% Cost Burden >30% 78.8% 93.1% 44.0% 69.1% 81.7%
% Cost Burden >50% 69.7% 70.9% 28.0% 49.4% 60.8%
Household Income >50
to <=80% AMI 245 1265 625 1195 2,460
YR -
%6 with any housing 91.8% 86.6% 44.8% 70.3% 78.6%
problems
% Cost Burden >30% 85.7% 85.0% 44.8% 70.3% 77.8%
% Cost Burden >50% 65.3% 43.5% 24.8% 49.0% 46.1%
Household Income
>80% AMI 410 4370 2,665 12075 16,445
YR -
6 with any housing 36.6% 24.8% 24.6% 29.6% 28.3%
problems
% Cost Burden >30% 30.5% 20.3% 24.4% 28.3% 26.2%
% Cost Burden >50% 12.2% 1.4% 7.7% 10.6% 8.2%
Total Households 1,020 8,025 4,070 15,180 23,210
YR -
6 with any housing 66.2% 49.8% 33.8% 37.6% 41.8%
problems
% Cost Burden >30 61.8% 47.0% 33.5% 36.5% 40.1%
% Cost Burden >50 48.0% 27.3% 16.6% 18.6% 21.6%

Notes:

Any housing problems: cost burden greater than 30% of income and/or overcrowding and/or without complete kitchen or
plumbing facilities.

Other housing problems: overcrowding (1.01 or more persons per room) and/or without complete kitchen or plumbing facilities.
Elderly households: 1 or 2 person household, either person 62 years old orolder. Source: CHAS, based on 2010-2014 ACS.

Table B-20 shows elderly households in Encinitas broken down by tenure and income level. A
higher proportion of elderly renter-occupied households had housing problems (66 percent) than
all renter-occupied households (50 percent). Housing problems are defined as overpayment (cost
burden) greater than 30 percent of income and/or overcrowding and/or without complete kitchen
or plumbing facilities. Additionally, 62 percent of elderly renter-occupied households were paying
more than 30 percent of their income for housing compared with 47 percent of all renter
households. Elderly owner-occupied households, on the other hand, tend to be better off than all
owner-occupied households as a group. Just over one-third (34 percent) had any housing
problem compared with 38 percent of all owner-occupied households. Likewise, just over one-
third (34 percent) were paying more than 30 percent of their income towards housing versus 37
percent of all owner-occupied households.
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4.2 Persons with Disabilities

Physical and developmental disabilities my influence the ability to access traditionally designed
housing units and may limit a person’s ability to earn income. Physical and/or developmental
disabilities may deprive a person from earning income, restrict mobility, or make self-care difficult.
Thus, persons with disabilities often have special housing needs related to limited earning
capacity, a lack of accessible and affordable housing, and higher health costs associated with a
disability. Additionally, some residents may have disabilities that require living in a supportive or
institutional setting.

The 2017 ACS identifies six disability types: hearing disability, vision disability, cognitive disability,
ambulatory disability, self-care disability and independent living disability. The US Census and
the ACS provide clarifying questions to determine persons with disabilities and differentiate
disability types within the population. The ACS defines a disability as a person reporting one of
the six disabilities identified by the following questions:

o Hearing Disability: Is this person deaf or does he/she have serious difficulty hearing?

o Visual Disability: Is this person blind or do they have serious difficulty seeing even when
wearing glasses?

e Cognitive Difficulty: Because of a physical, mental, or emotional condition, does this
person have serious difficulty concentrating, remembering, or making decisions?

¢ Ambulatory Difficulty: Does this person have serious difficulty walking or climbing stairs?

e Self-Care Difficulty: Because of a physical, mental, or emotional condition, does this
person have serious difficulty concentrating, remembering, or making decisions? Does
this person have serious difficulty walking or climbing stairs? Does this person have
difficulty dressing or bathing?

¢ Independent Living Difficulty: Because of a physical, mental, or emotional condition, does
this person have difficulty doing errands alone such as visiting a doctor’s office or
shopping?

According to the 2018 American Community Survey, approximately 8.6 percent of Encinitas
residents had a disability. The majority of persons with at least one disability were aged 65 or over
(69.6 percent); disabilities are less prevalent in persons under the age of 18 (6.1 percent). Among
the difficulties tallied, ambulatory difficulties were the most prevalent, 25.3 percent of all reported
disabilities, followed by independent living difficulties (19 percent), and then hearing and cognitive
difficulties (18.8 percent) (Table B-21). Ambulatory difficulties (25.2 percent) and hearing and
independent living difficulties (19.7 percent each) were most prevalent among residents 65 years
and over.

B-22 2021-2029 Housing Element — Appendix B



City of Encinitas HOUSING ELEMENT

Table B-21: Disabilities Tallied by Age and Type (2018)

Disability Type Under 18 Age 18 to 64 Age 65+ Total
With a hearing 43 342 1,390 1,775
difficulty
With a vision difficulty 77 164 512 753
With a cognitive 311 718 950 1,979
difficulty
Wwith an ambulatory 87 530 2,030 2,647
difficulty
With a self-care 122 216 1,004 1,342
difficulty
With an independent - 571 1,410 1,981
living difficulty
Total 640 2541 7,296 10,477

Notes: Persons may have multiple disabilities.
Source: 2018 American Community Survey, 5-year Estimates.

Four factors—affordability, design, location, and discrimination—significantly limit the supply of
housing available to households of persons with disabilities. The most obvious housing need for
persons with disabilities is housing that is adapted to their needs. Most single-family homes are
inaccessible to people with mobility and sensory limitations. Housing may not be adaptable to
widened doorways and hallways, access ramps, larger bathrooms, lowered countertops, and
other features necessary for accessibility. Location of housing is also an important factor for many
persons with disabilities, as they often rely upon public transportation to travel to necessary
services and shops. “Barrier free design” housing, accessibility modifications, proximity to
services and transit, and group living opportunities are important in serving this group.

Incorporating barrier-free design in all new multi-family housing is especially important to provide
the widest range of choices for the disabled. (Please see the section on Constraints for an
expanded discussion.)

Housing advocacy groups report that people with disabilities are often the victims of discrimination
in the home buying market. People with disabilities, whether they work or receive disability
income are often perceived to be a greater financial risk than persons without disabilities with
identical income amounts. The 2018 American Community Survey reported that 8.6 percent of
persons with disabilities in Encinitas were living below the poverty level. It also estimated that 262
households with one or more persons with a disability received food stamps in the previous 12
months.

The Housing Element is also required to discuss the housing needs of persons with
developmental disabilities. As defined by federal law, “developmental disability” means a severe,
chronic disability of an individual that:

¢ Is attributable to a mental or physical impairment or combination of mental and physical
impairments;

e |s manifested before the individual attains age 18 (Note: State of California has a
manifestation age of 18 years of age, Federal is 22 years);

Appendix B - 2021-2029 Housing Element  B-23



City of Encinitas .
SIXTH CYCLE HOUSING ELEMENT PUBLIC REVIEW DRAFT DEC 2020

o s likely to continue indefinitely;

e Results in substantial functional limitations in three or more of the following areas of major
life activity: a) self-care; b) receptive and expressive language; c) learning; d) mobility;
e) self-direction; f) capacity for independent living; or g) economic self- sufficiency;

o Reflects the individual's need for a combination and sequence of special, interdisciplinary,
or generic services, individualized supports, or other forms of assistance that are of
lifelong or extended duration and are individually planned and coordinated.

The Census does not record developmental disabilities. According to the U.S. Administration on
Developmental Disabilities, an accepted estimate of the percentage of the population that can be
defined as developmentally disabled is 1.5 percent. This equates to 893 persons in the City of
Encinitas with developmental disabilities based on the 2010 Census population. The San Diego
Regional Center, which provides services for persons with developmental disabilities, publishes
client statistics for its area offices. The City of Encinitas is served by the North County office in
Carlsbad. As of January 2019, the North County office served 6,528 persons. The Encinitas
population represents about seven percent of the North County population. Therefore, it can be
generally estimated that about 457 clients served by the North County area office of the Regional
Center are Encinitas residents.

Many developmentally disabled persons can live and work independently within a conventional
housing environment. More severely disabled individuals require a group living environment
where supervision is provided. The most severely affected individuals may require an institutional
environment where medical attention and physical therapy are provided. Because developmental
disabilities exist before adulthood, the first issue in supportive housing for the developmentally
disabled is the transition from the person’s living situation as a child to an appropriate level of
independence as an adult.

4.3 Large Households

Large households are identified as a group with special housing needs because of the limited
availability of adequately sized, affordable housing units. Large households often have lower
incomes and frequently live in overcrowded smaller dwelling units, which can result in accelerated
unit deterioration. Table B-22 compares the number of large households in Encinitas to that in
the county as a whole. In 2017, 5.5 percent of households in Encinitas consisted of five or more
persons, compared to almost 12 percent region-wide.

Table B-22: Large Households Encinitas and San Diego Region (2017)
o Persons in Household Total
Jurisdiction
5 6 7+ Households
Encinitas 872 331 144 1,347
Percent of Total 2.3% 1.3% .05% 5.5%
San Diego County 76,694 31,731 21,202 129,627
Percent of Total 6.8% 2.8% 1.9% 11.6%
Source: 2013-2017 American Community Survey 5 -year Estimates.
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As shown in Table B-23, a greater percentage of larger households had housing problems (55
percent) than all households (42 percent) in 2014. Housing problems can be defined as cost
burden (overpayment) greater than 30 percent of income and/or overcrowding and/or without
complete kitchen or plumbing facilities. Renter-occupied large households (as a group) tend to
have more housing problems than owner-occupied large households. The majority of renter-
occupied large households (78 percent) had one or more housing problems, while just over half
of the larger owner-occupied households (51 percent) had one or more housing problem.

Table B-23: Large Households by Tenure and Income Level, Encinitas (2014)
Renters Oowners
Large Large
Household by Type, Income, & Total
Housing Problem Related (5 Total Related (5 Total Yseclrel s
or more Renters or more Oowners
members) members)
Household Income <=30% AMI 0 1.440 25 1.025 2 465
% with any housing problems _ 64.6% 100.0% 65.9% 65.1%
% Cost Burden >30% - 64.6% 80.0% 64.9% 64.5%
% Cost Burden >50% - 63.2% 80.0% 49.8% 57.4%
Household Income >30 to
<=50% AMI 60 945 0 890 1,835
% with any housing problems 100.0% 93.1% _ 69.7% 81.7%
% Cost Burden >30% 100.0% 93.1% - 69.1% 81.7%
% Cost Burden >50% 58.3% 70.9% - 49.4% 60.8%
Household Income >50 to 80% 15 1265 155 1195 2 460
AMI ’ ’ ’
% with any housing problems 100.0% 86.6% 80.6% 70.3% 78.6%
% Cost Burden >30% 100.0% 85.0% 80.0% 70.3% 77.8%
% Cost Burden >50% 0.0% 43.5% 77.4% 49.0% 46.1%
Household Income >80% AMI 105 4370 855 12.075 16.445
% with any housing problems 61.9% 24.8% 44.4% 29.6% 28.3%
% Cost Burden >30% 47.6% 20.3% 41.5% 28.3% 26.2%
% Cost Burden >50% 0.0% 1.4% 10.5% 10.6% 8.2%
Total Households 180 8,025 1,035 15,180 23,210
Note: Any housing problems: cost burden greater than 30% of income and/or overcrowding and/or without complete kitchen or
plumbing facilities.
Source: CHAS, based on 2010-2014 ACS.

4.4 Single-Parent Households

Single parents with dependent children represent another important group with special housing
needs. Single-parent households often require special consideration and assistance because
they tend to have lower incomes and a greater need for daycare, and related facilities. Table B-
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24 shows that in 2017, Encinitas had 2,560 single-parent households. Of these, the majority (70
percent) were female-headed households. There is no current data on housing problems
experienced by single-parent households

City of Encinitas
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Table B-24: Single-Parent Households Encinitas and San Diego Region (2017)
Female-
s Single- Percent Total | Headed HHs Percent Female
JURECIEon Parent HHs HHs with Headed HHs el Ll

Children

Encinitas 2,560 10.5% 1,560 6.4% 24,284

San Diego Region 190,580 17.1% 133,696 12% 1,111,739

HHs = Households

Source: 2013-2017 American Community Survey 5 -year Estimates.

4.5 Residents Living in Poverty

Families, particularly female-headed families, are disproportionately affected by poverty. In 2000,
seven percent of the City’s total residents (4,220 persons) were living in poverty. Approximately
14 percent of female-headed families with children, however, had incomes below the poverty
level. The 2013-2017 ACS reports also show that 7.6 percent of the city population and 10.8
percent of the female-headed families living below the poverty line. Based on the 2013-2017 ACS,
10,225 persons were at 200 percent of the poverty level.

4.6 Homelessness

Throughout the country and the San Diego region, homelessness has become an increasingly
important issue. Factors contributing to the rise in homelessness include a lack of housing
affordable to low- and moderate-income persons, increases in the number of persons whose
incomes fall below the poverty level, reductions in public subsidies to the poor, and the de-
institutionalization of the mentally ill.

State law mandates that municipalities address the special needs of homeless persons within
their jurisdictional boundaries. “Homelessness” as defined by the U.S. Department of Housing
and Urban Development, describes an individual (not imprisoned or otherwise detained) who:

e Lacks a fixed, regular, and adequate nighttime residence; and
e Has a primary nighttime residence that is:

o A supervised publicly or privately-operated shelter designed to provide temporary
living accommodations (including welfare hotels, congregate shelters, and
transitional housing for the mentally ill);

o An institution that provides a temporary residence for individuals intended to be
institutionalized; or

o A public or private place not designed for, or ordinarily used as, a regular sleeping
accommodation for human beings.

This definition does not include persons living in substandard housing, (unless it has been
officially condemned); persons living in overcrowded housing (for example, doubled up with
others), persons being discharged from mental health facilities (unless the person was homeless
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when entering and is considered to be homeless at discharge), or persons who may be at risk of
homelessness (for example, living temporarily with family or friends.)

The Regional Task Force on the Homeless (RTFH) is San Diego County’s leading resource for
information on issues of homelessness. Established in 1985, the Task Force promotes a regional
approach as the best solution to ending homelessness in San Diego County. The Task Force is
a public/private effort to build a base of understanding about the multiple causes and conditions
of homelessness. According to the Task Force, the San Diego region’s homeless population can
be divided into two general groups: (1) urban homeless, and (2) rural homeless, including farm
workers and day laborers who primarily occupy the hillsides, canyons and fields of the northern
regions of the county. It is important to recognize that homeless individuals may fall into more
than one category (for example, a homeless individual may be a veteran and a substance abuser),
making it difficult to accurately quantify and categorize the homeless.

Since the homeless population is very difficult to quantify, Census information on homeless
populations is often unreliable, due to the difficulty of efficiently counting a population without
permanent residences. The Task Force compiles data from a physical Point-In-Time (PIT) count
of sheltered (emergency and transitional) and street homeless persons. The 2011, 2015, 2017,
and 2018 counts were conducted in January of each respective calendar year and the results are
shown in Table B-25. Counts for 2019 were conducted in January 2019 and showed that the
total homeless counted for the San Diego Region decreased to 8,102 people from the previously
observed 8,576 (2018) and 9,116 (2017). The 2019 We All Count Survey conducted by the RTFH
grouped Encinitas, the San Dieguito area, Solana Beach, and Del Mar into one sub-region. There
were 79 unsheltered and 41 sheltered homeless individuals observed within this sub region in
2019, showing that homelessness levels in that area have decreased slightly since the 2015
counts (126 total in 2015, 123 total in 2017, 125 total in 2018, 120 total in 2019).

There is no data presently available documenting the increased level of demand for shelter in
Encinitas during particular times of year. Due to the mild climate, the only time of year when
increased demand may be a factor is during the winter months (November to March), when
homeless persons may be attracted to the City's mild climate. The homeless count always takes
place in the last week of January, a period when demand for shelter typically is at the highest.
Since the year-round need described in this section is based on that annual count, the need for
emergency shelter either year-round or seasonally is not likely to be greater than that found during
the 2019 homeless count.

Table B-25: Homelessness in North County Coastal Cities
and San Diego County (2011 — 2019)

Jurisdiction 2011 Total 2015 Total 2017 Total 2018 Total 2019 Total
Carlsbad 83 88 160 210 161
Del Mar 11 0 3 3
Solana Beach 7 3 3 0 120
Encinitas 184 123 117 125
Oceanside 452 420 531 483 395
San Diego Region 9,020 8,529 9,116 8,576 8,102
Source: Regional Housing Task Force on the Homeless (2011, 2015, 2017, 2018, 2019)
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4.7 Agricultural Workers

Due to the high cost of housing and low wages, a significant number of migrant farm workers
have difficulty finding affordable, safe and sanitary housing. According to the State Employment
Development Department (2017), the average farm worker earned between $25,000 and $31,000
annually. This limited income is exacerbated by their tenuous and/or seasonal employment status.
It is estimated that there are between 100 and 150 farm worker camps located throughout the
San Diego region, primarily in rural areas. These encampments range in size from a few people
to a few hundred and are frequently found in fields, hillsides, canyons, ravines, and riverbeds,
often on the edge of their employer’'s property. Some workers reside in severely overcrowded
dwellings, in packing buildings, or in storage sheds.

Farmworkers' needs also are difficult to quantify due to the fear of job loss and the fear of authority.
Thus, migrant farm workers, in particular, are given low priority when addressing housing needs,
and often receive the least hospitable housing. The San Diego County Regional Task Force on
the Homeless estimates that there are at least 2,300 farm workers and migrant day laborers who
currently experience homelessness in the San Diego region.

Table B-26 shows that approximately 346 Encinitas residents were employed in agriculture,
accounting for less than three percent of the region’s agricultural workforce and less than two
percent of the City’s employment base.

Table B-26: Agricultural Workers (2013-2017)
Jurisdiction Agricultural and Mining Workers PE;ZT:);;Z?IEN P(zg.egn(glc?;r%i:nntal

Carlsbad 422 0.7% 3.2%

Del Mar 0 0% 0%
Encinitas 346 1.1% 2.6%
Oceanside 1,089 1.3% 8.2%
Solana Beach 109 1.5% .8%

San Diego Region 13,140 0.8% 100%
Source: Fact Finder: 2013-2017 American Community Survey

Farm employment in Encinitas is almost exclusively related to horticultural operations, and in
particular, the flower growing industry. In general, the employees in the City’s horticultural industry
are reported to be skilled to highly skilled, long-term workers with established roots in the
community. The City’s flower-growing operations report that they employ a stable, year-round
labor force.

For low-income agricultural workers who desire to live in Encinitas, their need for affordable
housing would be similar to that of other lower income persons, and affordable housing in the City
would serve farmworkers as well as others employed in low-wage jobs. The City's zoning
provisions for employee housing and emergency shelters may also assist farmworkers.

B-28 2021-2029 Housing Element — Appendix B



City of Encinitas HOUSING ELEMENT

48 Migrant Day Laborers

In Encinitas and other North County locales, numerous Hispanic immigrants seek work as day
laborers. Because of the City’s proximity to the Mexican border and its location along a major
transportation route, Encinitas provides a convenient temporary place to seek work before moving
on to industrial or agricultural jobs further north. The availability of jobs, including temporary day
jobs, and the number of open spaces which can be utilized as transient campsites, make Encinitas
attractive to these workers.

A particular problem in providing funds to farmworkers and day laborers is that U.S. Department
of Housing and Urban and Development (HUD) funds cannot be used to assist persons who are
not legally in the United States. While state law does not allow landlords to question renters
regarding legal residency, federal programs, including Section 8 vouchers, require legal
residency.

4.9 Students

The need for student housing is another significant factor affecting housing demand. Although
students may produce only a temporary housing need (but the need is ongoing as long as the
educational institution is in session), the impact upon housing demand is critical in areas that
surround universities and colleges. Typically, students are low income and are, therefore, affected
by a lack of affordable housing, especially within easy commuting distance from campus. They
often seek shared housing situations to decrease expenses, and can be assisted through
roommate referral services offered on and off campus. The lack of affordable housing also
influences choices students make after graduation, often with a detrimental effect upon the
region’s economy. College graduates provide a specialized pool of skilled labor that is vital to the
economy; however, the lack of affordable housing often leads to their departure from the region.

Figure B-3 shows that in 2017, approximately six percent of Encinitas residents were enrolled in
college, a lower percentage than the region as a whole. Although Mira Costa Community College
is located in Encinitas, no housing is designated for students on campus. Community colleges
typically do not provide housing because they are colleges that serve the educational needs of
students already residing in the local community.
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Figure B-3: Percent of Residents Enrolled in School (2017)
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Source: 2013-2017 American Community Survey
Based on the 2013-2017 American Community Survey, 5 Year Estimates, the percent of residents

enrolled in college dropped from 7.5 percent in 2000 to 6.5 percent in 2017. The percent of
elementary and high school students also dropped slightly during this same time period, moving
from 16.8 percent in 2000 to about 14 percent.

Since 2010 the population of those under 18 has stabilized, perhaps due to the excellent local
schools. In 2010, there were 12,120 persons in the City that were of school age (i.e. under the
age of 18 years). This represented about 20.3 percent of the total City population. The 2017
estimated school-age population is 20.5 percent of the total population.

5 Housing Stock Characteristics

A community’s housing stock is defined as the collection of all housing units located within the
jurisdiction. The characteristics of the housing stock, including growth, type, age and condition,
tenure, vacancy rates, housing costs, and affordability are important in determining the housing
needs for the community. This section details the housing stock characteristics of Encinitas to
identify how well the current housing stock meets the needs of current and future residents of the
City.

5.1 Housing Growth

Table B-27 shows that between 2000 and 2010, Encinitas’ housing stock increased by four and
a half percent. In comparison, the adjacent City of Carlsbad had the greatest amount of growth
with a 29.6 percent increase in units from 2010 to 2017, Encinitas housing stock increased by
almost six percent, an overall increase of 10.4 percent between 2000 and 2017.
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Table B-27: Housing Unit Growth (2000, 2010 and 2018)
s Percent Change
Jurisdiction 2000 2010 2018 2000-2018
Carlsbad 33,812 43,844 47,117 39.3%
Del Mar 2,557 2,542 2,695 5.4%
Encinitas 23,829 24,877 26,142 9.7%
Oceanside 59,583 64,758 66,475 11.6%
Solana Beach 6,456 6,521 6,631 2.7%
San Diego Region 1,040,149 1,149,426 1,204,884 15.8%
Source: Bureau of the Census (2000 and 2010), 2018 American Community Survey, 5-Year Estimates.

5.2 Projected Housing Units

Table B-28 shows that, between 2010 and 2050, Encinitas is projected to experience an increase
of 8.6 percent in housing stock and approximately 29 percent more units will be added in the
region. All of the North County coastal cities are projected to have slower rates of housing growth
compared to the region between 2010 and 2050.

Table B-28: Housing Unit Growth (Forecasted to 2050)
Jurisdiction 2010 2050 Percent Change 2010-
2050
Carlsbad 44,422 50,212 13%
Del Mar 2,606 2,667 2.3%
Encinitas 25,481 27,667 8.6%
Oceanside 65,014 71,248 9.6%
Solana Beach 6,521 7,118 9.2%
San Diego Region 1,158,076 1,494,804 28.8%
Source: Bureau of the Census (2010) and SANDAG Series 13 Subregional Growth Projections.

5.3 Housing Type

Figure B-4 shows that in 2017, the largest percentage (58 percent) of housing units in Encinitas
was single-family detached units. Approximately 19 percent were single- family attached units,
seven percent were small multi-family developments with two to four units, 14 percent were large
multi-family developments with five or more units, and three percent were mobile homes/trailers.
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Figure B-4: Type of Housing Unit (2019)
70%

60%

50%

40%

30%

20%

10% I

0% . -
Single-Family Single-Family Small Multi-  Large Multi- Mobile homes

Detached Attached family Family
® Encinitas 58% 19% 7% 14% 3%
San Diego County 51% 9% 7% 29% 4%

Source: California Department of Finance (E-5 Table, 2019)

Table B-29 shows that the percentage of both single- and multi-family housing units in Encinitas
is projected to fluctuate slightly, while the percentage of mobile homes slightly decreases. This
figure may be misleading because SANDAG forecasts mobile homes by determining the region’s
mobile home growth rate and applying it to each jurisdiction. Also, as noted previously, SANDAG
prepared a 2013 update (Series 13) to its regional forecasting model. The numbers presented in
this section rely on data available through the Series 13 forecast and Department of Finance
estimates for 2010.

Table B-29: Projected Housing Unit by Type (2010-2030)

Housing Type % of 2010 Total % of 2020 Total % of 2030 Total
Single-Family 74.6% 74.6% 73.6%
Multi-Family 22.4% 22.4% 23.5%
Mobile Homes 3.0% 3.0% 2.9%
Total Housing 100% 100% 100%

Note: The number of 2010 housing units estimated by the Department of Finance deviates from the 2010 Census slightly.
However, the 2010 Census does not contain information on housing type.
Source: California Department of Finance (2010) and SANDAG Region wide Forecast (2030).

5.4 Housing Availability and Tenure

Housing tenure and vacancy rates are important indicators of the supply and cost of housing.
Housing tenure refers to whether a unit is owned or rented. Tenure is an important market
characteristic because it is directly related to housing types and turnover rates. The tenure
distribution of a community’s housing stock can be an indicator of several aspects of the housing
market, including the affordability of units, household stability and residential mobility among
others. In most communities, tenure distribution generally correlates with household income,
composition and age of the householder.

In 2017, 59 percent of the housing units in Encinitas were owner-occupied, while 33 percent were
renter occupied. This represents a slight decrease in the homeownership rate from 2000. Table
B-30 displays housing unit tenure over the past decade using 2010, 2013 and 2017 ACS data.

B-32 2021-2029 Housing Element — Appendix B



HOUSING ELEMENT

" Toonlauzs

city of ENCINITAS

Encinitas has experienced a consistent vacancy rate of about seven percent since 2010. The data
in Table B-30 shows consistent owner and renter tenure from 2010 to 2017 with rate of renters
increasing slightly over the decade and owners decreasing slightly.

City of Encinitas

Table B-30: Housing Unit Tenure (2000-2017)
2010 2013 2017
Tenure
Number Percent Number Percent Number Percent

Owner- 14,963 59.7% 14,948 60.1% 15,494 58.9%
Occupied
Renter - 8,178 32.6% 8,133 32.7% 8,790 33.4%
Occupied
Vacant 1,939 7.7% 1,805 7.3% 2,037 7.7%
Total 25,080 100.0% 24,886 100.0% 26,321 100.0%
Source: 2010, 2013, 2017 American Community Survey, 5-year Estimates.

Table B-31 displays tenure data by household size. The table shows owner-occupied units had
a slightly higher average household size compared to renters. Approximately 69 percent of rental
units were occupied by one- and two-person households compared to 58 percent of owner
households. The average person per household in Encinitas was estimated to be 2.52 in 2017,

according to the State Department of Finance.

Table B-31: Tenure by Household Size (2017)
% of Total Owner-Occupied % of Total Renter-Occupied
Tenure : .

Units Units
1-Person 20.2% 36.2%
2-Person 38.2% 34.2%
3-Person 18.6% 13.7%
4 or more Person 23% 16%
Total 100.0% 100.0%
Source: 2013-2017 American Community Survey, 5-year Estimates.

Vacancy rates are an important housing indicator because they indicate the degree of choice
available. High vacancy rates usually indicate low demand and/or high supply conditions in the
housing market. Too high of a vacancy rate can be difficult for owners trying to sell or rent, but
may also indicate the presence of a substantial second home market. Low vacancy rates usually
indicate high demand and/or low supply conditions in the housing market. Too low of a vacancy
rate can force prices up making it more difficult for low and moderate income households to find
housing. Vacancy rates between two to three percent are usually considered healthy for single-
family housing; and five to six percent for multi-family housing. However, vacancy rates are not
the sole indicator of market conditions. They must be viewed in the context of all the
characteristics of the local and regional market.

According to the 2013-2017 ACS 5 year estimates, the overall vacancy rate in Encinitas was 7.7
percent (Table B-32). However, almost 58 percent of vacant units (almost 1,200 units) were
seasonally occupied vacation homes. Vacant rental units represented about 1.5 percent of all
units in the City (or 19.5 percent of all vacant units) and vacant ownership units represented about
0.3 percent of all units (or 3.5 percent of all vacant units). Overall, the vacancy rates reflected a
relatively healthy housing market.
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Table B-32: Vacancy Rates in Encinitas (2017)

Number Percent of Total Percent of Vacant Number
Total Housing Units 26,321 100.0% -- 26,321
Total Occupied Units 24,284 92.3% -- 24,284
Total Vacant Units 2,037 7.7% 100% 2,037
Vacant (Available)
For Rent 398 1.5% 19.5% 398
For Sale 72 .3% 3.5% 72
Vacant (Unavailable)
Rented or Sold 81 3% 4% 81
Seasonal 1,178 4.5% 57.8% 1,178
Other 307 1.1% 15.1% 307
Source: 2013-2017 American Community Survey, 5-Year Estimates.

5.5 Housing Age and Condition

Housing age can be an important indicator of housing condition within a community. Like any
other tangible asset, housing is subject to gradual physical or technological deterioration over
time. If not properly and regularly maintained, housing can deteriorate and discourage
reinvestment, depress neighboring property values, and eventually impact the quality of life in a
neighborhood. Many federal and state programs also use the age of housing as one factor in
determining housing rehabilitation needs. Typically, housing over 30 years of age is more likely
to have rehabilitation needs that may include new plumbing, roof repairs, foundation work and
other repairs. In Encinitas, approximately 57 percent of the housing stock may potentially require
some improvements based on the age of the structures, as shown in Figure B-5. Approximately
25 percent of the housing stock is approaching 50 years of age or older and are more likely to
require major rehabilitation. Housing that is not maintained can discourage reinvestment, depress
neighboring property values, and can negatively impact the quality of life in a neighborhood.
Improving housing is an important goal of the City. The age of the City’s housing stock indicates
a potential need for continued code enforcement, property maintenance and housing
rehabilitation programs to stem housing deterioration. Overall, however, given the moderate to
higher incomes of residents, deferred maintenance is not a prevalent issue in the City. Property
owners typically take pride in maintaining their homes, and most have the financial means to do
So.
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Figure B-5: Year Housing Built
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5.5.1 Lacking Plumbing and Kitchen Facilities

A city can estimate the number of substandard housing units within its jurisdiction using a number
of sources of information, such as data collected by the Census Bureau. The 2013-2017 ACS
reports 123 units in Encinitas were lacking complete plumbing facilities and 555 units lacking
complete kitchens.

5.5.2 Value of Housing

The value of housing is another potential indicator of housing stock condition. Data through
November 30, 2019 from the Zillow Home Value Index shows the median home value in Encinitas
to be $1,102,899, a 35% increase from November 2015 when the median home value was an
estimated $816,000. Those units below $50,000 in value can be assumed to have significant
deterioration. According to Census 2000 data, 28 units, or 0.2 percent of the housing stock, were
valued at less than $50,000. It is unlikely that any homes are valued at less than $50,000 today.

5.5.3 Pre-1940 Housing

The U.S. Department of Housing and Urban Development (HUD) may consider units substandard
if they were built before 1940. Figure B-5 shows that 862 units in Encinitas were built before
1940, approximately three percent of the total housing in the City. Region wide, three percent of
units were built before 1940 (see Figure B-5).

5.5.4 Substandard Housing

The City has a minimal number of units in need of repair or rehabilitation, especially given the
high percentage of units that have been recently constructed. Based upon a combination of
previous “windshield surveys”, observations and experiences of the code enforcement and
planning staff, and indicators from other surveys, the City has estimated that approximately 50-
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100 units would fall into this category, although most, if not all, meet minimum housing and
building code requirements.

5.6 Housing Costs and Affordability

Housing costs are indicative of housing accessibility to all economic segments of the community.
Typically, if housing supply exceeds housing demand, housing costs will fall. If housing demand
exceeds housing supply, housing costs will rise. In Encinitas, housing costs tend to be higher than
in the San Diego region. The high cost of housing can be attributed to factors such as higher land
costs, good schools, and coastal location. This section summarizes the cost and affordability of
the housing stock to Encinitas residents.

5.6.1 Homeownership Market

A 2020 California Association of Realtors (CAR) report indicated that homes on the market in San
Diego County had an average cost of $670,000 in February 2020, a seven percent increase year
over year change. According to the CAR First Time Buyer Housing Affordability Index, from 2018
to 2019 the median value of a home in San Diego County was $556,750 with monthly payments
(including taxes and insurance) of $2,880, requiring an average qualifying income of $86,400.
However, these costs were significantly higher in Encinitas than the County average.

According to March 2020 data from Zillow, the median cost of a home in Encinitas was
$1,186,020. The median price of a home in Encinitas increased ten percent from 2018 to 2020
($1,080,000 to $1,190,000). However, the report also found that the median price of a home is
expected to decrease by one percent through 2020. The data also states the median list price per
square foot in Encinitas was $572, which is higher than the San Diego-Carlsbad Metro average
of $390. In Encinitas, a 4-person household, earning $111,250 is regarded as moderate income,
according to the HCD Income and Affordable Housing Cost Schedule (2020); the affordable
purchase price for this household is a maximum of $683,900. The median cost for a home in
Encinitas is above the maximum affordable purchase price for a family of four in the moderate-
income range with a 10 percent down payment and would result in a cost burden on the
household. Assuming no overcrowding, the family would need a 3 to 4-bedroom home, and
according to a June 2020 search for current single-family homes for sale, there are none in the
family’s affordable price range.

5.7 Rental Market

Zumper is a real estate platform that assists renters with all facets of the rental process. They
process a National Rent Report that analyzes rental data from over 1 million active listing across
the United States.

Table B-33: Encinitas Average Monthly Rent (2019)

Unit Type February 2019 February 2020 Percent Change
Studio $1,575 $1,735 10%
Encinitas 1BR $1,880 $1,995 6%
2BR $2,598 $2,600 0%
3+ BR $4,100 $4,225 3%

Source: Zumper, 2020
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The table shows that in February of 2019 average monthly rents in Encinitas ranged from $1,575
for a one-bedroom apartment to $4,100 for a three-bedroom apartment. In February 2020, rents
rose 10% for rental studio units to $1,735, 6% for one-bedroom rental units to $1,995, stayed
approximately flat for two-bedroom rental units at $2,600, and rose 3% for three-bedroom rental
units to $4,225. In Encinitas, a 3-person household, earning $100,150 is regarded as moderate
income, according to the HCD Income and Affordable Housing Cost Schedule (2020); affordable
monthly rent for this household is a maximum of $3,120. Assuming no overcrowding, the family
would need a 2 to 3-bedroom rental, and according to Table B-33, this family could afford a two-
bedroom unit, however, could not afford a 3-bedroom unit in Encinitas. A household of same size
in the extremely low to low income categories could not afford to rent in Encinitas without
overcrowding or a cost burden.

5.8 Affordability by Income Level

Lower overall wages associated with the expanding service sectors of the economy portend an
increasing affordability problem. Housing affordability can be inferred by comparing the cost of
renting or owning a home in the City with the maximum affordable housing costs for households
at different income levels. Taken together, this information can generally show who can afford
what size and type of housing and indicate the type of households most likely to experience
overcrowding and overpayment.

The federal Department of Housing and Urban Development (HUD) conducts annual household
income surveys nationwide to determine a household’s eligibility for federal housing assistance.
Based on this survey, the California Department of Housing and Community Development (HCD)
developed income limits that can be used to determine the maximum price that could be
affordable to households in the upper range of their respective income category. Households in
the lower end of each category can afford less by comparison than those at the upper end. The
maximum affordable home and rental prices for residents in San Diego County, calculated as
required by Health & Safety Code Sections 50052.5 and 50053, are shown in Table B-34.

Table B-34 shows the maximum amount that a household can pay for housing each month
without incurring a cost burden (overpayment). This amount can be compared to current housing
asking prices and market rental rates to determine what types of housing opportunities a
household can afford.

Extremely Low-income Households

Extremely low-income households earn less than 30 percent of the County AMI — up to $24,300
for a one-person household and up to $37,450 for a five-person household in 2020 and can afford
rents of $608 to $936 per month and homes priced at $120,000 to $185,000, depending on
household size. Extremely low-income households cannot afford market-rate rental or ownership
housing in Encinitas.

Very Low-income Households

Very low-income households earn between 31 percent and 50 percent of the County AMI — up to
$40,450 for a one-person household and up to $62,400 for a five-person household in 2020. A
very low-income household can generally afford homes priced between $199,500 and $307,900,
adjusting for household size. A very low-income household at the maximum income limit can
afford to pay approximately $1,011 to $1,560 in monthly rent, depending on household size.

Appendix B - 2021-2029 Housing Element  B-37



City of Encinitas
SIXTH CYCLE HOUSING ELEMENT PUBLIC REVIEW DRAFT DEC 2020

City of EN |N|TAS
Given the high cost of housing in Encinitas, persons or households of very low income could not
afford to rent or purchase a home in the City.

Low-income Households

Low-income households earn between 51 percent and 80 percent of the County’s AMI - up to
$64,700 for a one-person household and up to $99,800 for a five-person household in 2020. The
affordable home price for a low-income household at the maximum income limit ranges from
$319,300 to $492,400. Based on the asking prices of homes for sale in 2020 (Section 5.6.1),
ownership housing would not be affordable to low-income households. A one-person low-income
household could afford to pay up to $1,618 in rent per month and a five-person low-income
household could afford to pay as much as $2,495.

Moderate income Households

Persons and households of moderate income earn between 81 percent and 120 percent of the
County’s AMI — up to $149,760, depending on household size in 2020. The maximum affordable
home price for a moderate-income household is $479,000 for a one-person household and
$738,900 for a five-person family. Moderate income households in Encinitas may be able to
purchase a home in the City. The maximum affordable rent payment for moderate income
households is between $2,427 and $3,744 per month. Appropriately sized market-rate rental
housing is generally affordable to households in this income group.

Table B-34: Affordable Housing Costs (2020) San Diego County
Affordable Monthly Utilities Allowances, Taxes
Annual Income Housing Cost and Insurance_;axeS/ Pu,?;fhoarggl:’;lﬁce
Rent Sale Rent Sale Insurance
Extremely Low-income (30% of AMI)
1-Person $24,300 $608 $608 $119 $180 $91 $120,000
2-Person $27,750 $694 $694 $152 $220 $104 $137,000
3-Person $31,200 $780 $780 $222 $261 $117 $153,900
4-Person $34,650 $866 $866 $237 $323 $130 $170,900
5-Person $37,450 $936 $936 $271 $364 $140 $184,700
Very Low-income (50% of AMI)
1-Person $40,450 $1,011 $1,011 $119 $180 $152 $199,500
2-Person $46,200 $1,155 $1,155 $152 $220 $173 $228,000
3-Person $52,000 $1,300 $1,300 $222 $261 $195 $256,600
4-Person $57,750 $1,444 $1,444 $237 $323 $217 $285,000
5-Person $62,400 $1,560 $1,560 $271 $364 $234 $307,900
Low-income (80% of AMI)
1-Person $64,700 $1,618 $1,618 $119 $180 $243 $319,300
2-Person $73,950 $1,849 $1,849 $152 $220 $277 $364,900
3-Person $83,200 $2,080 $2,080 $222 $261 $312 $410,500
4-Person $92,400 $2,310 $2,310 $237 $323 $347 $455,900
5-Person $99,800 $2,495 $2,495 S271 S364 $374 $492,400
Moderate-income (120% of AMI)
1-Person | s77000 | $1948 51,948 | s119 | s180 | $292 $479,000
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2-Person $89,000 $2,225 $2,225 $152 $220 $334 $547,100
3-Person $100,150 $2,504 $2,504 $222 $261 $376 $615,800
4-Person $111,250 $2,781 $2,781 $237 $323 $417 $683,900
5-Person $120,150 $3,004 $3,004 $271 $364 $451 $738,900

Source: California Department of Housing and Community Development, 2020 Income limits; and Kimley-Horn and Associates
Assumptions: 2020 HCD income limits; 30% gross household income as affordable housing cost; 15% of monthly affordable cost for
taxes and insurance; 10% down payment; and 4.5% interest rate for a 30-year fixed-rate mortgage loan. Utilities based on San Diego
County Utility Allowance.

*Utilities Allowances and Taxes and Insurance costs are included in Affordable Monthly Housing Costs.

6 Affordable Housing

State law requires that the City identify, analyze, and propose programs to preserve existing multi-
family rental units that are eligible to convert to non-low-income housing uses due to termination
of subsidy contract, mortgage prepayment, or expiring use restrictions during the next ten years.
Consistent with State law, this section identifies publicly assisted housing units in Encinitas,
analyzes their potential to convert to market rate housing uses, and analyzes the cost to preserve
or replace those units.

6.1 Publicly Assisted Housing

The City maintains programs to provide quality housing affordable to different income groups for
a healthy and sustainable community. Local affordable housing funds have been used to assist
in providing affordable housing. Table B-35 lists those projects in Encinitas that are required to
be evaluated in the Housing Element. No projects are at risk of conversion to market-rate housing
within the next ten years. The Element, therefore, does not contain a detailed analysis of “at risk”
units.

Table B-35: Inventory of Assisted Rental Housing Projects (2018)

Development Name Address Funding Source Exp. Date Type Units
Esperanza Garden 920 Regal Rd CDBG, Tax Credit Dec, 2049 | Family 10
Apartments
Su Casa Apartments 620 Melba Rd HUD 236 %22 Family 28
Manchester Apartments | 2074 Manchester Ave CDBG April, 2053 | General 4
Cantebria Senior Homes 645 Via Cantebria HUD 202, HOME ;gg(e) Senior 44
Pacifico Encinitas 1100 Garden View HOME Feb, 2058 General 22
Apartments Rd.

Pacific P_ln_es S. El Camino Real CDBG/ HOME Perpetuity General 16
Condominiums
2nd Street Apartments 858 2nd St. HOME Jan, 2056 General 4
Boathouse Apartments 726-32 Third Street City Funds Perpetuity General 4

. City funds, HOME, Tax- .
Iris Apartments 639-643 Vulcan Ave tyfun ?:redit ax Perpetuity General 20
Total 152
Source: City of Encinitas Planning Department (2019)
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6.2 Resources for Preserving Affordable Units

Available public and non-profit organizations with funds available to preserve assisted housing
developments include San Diego County, the City of Encinitas, and various non-profit developers,
including Mercy Housing, North County Housing, Community Housing Works, and Habitat for
Humanity. Financial resources available include bond financing, as well as CDBG and HOME
funds, Section 8 rental assistance, and Affordable Housing Trust funds. However, no units are at
risk until 2049.

6.3 Tenant Based Rental Assistance

The Housing Authority of the City of Encinitas has 136 Section 8 Housing Choice Vouchers
allocated, although HUD funding only allows for approximately 96 to be leased given the local
market conditions. Of the 96 vouchers, 84 support families at extremely low-income level, 10 very
low- income and 2 low-income. Vouchers are utilized throughout the City in mostly market-rate
rentals; however, 14 of the recipients reside in the City owned affordable units. Vouchers are
closely split among disabled households, elderly households, and family households as seen in
Table B-36.

As of August 2020, there are 1,030 households on the waiting list. Of these, 68 percent are
extremely low income and 25 percent are low income. Thirty-four percent are seniors, 30 percent
are families with children, and 42 percent are families with disabilities. Over 60 percent of
applicants are White, 12 percent are Black/African American, and two percent are Asian, and one
percent are American Indian/Alaska Native, and less than one percent are Native Hawaiian/ Pacific
Islander. Seventy percent identified as Non-Hispanic and 13 percent as Hispanic ethnicity. Over
half of the waiting list applicants identified needing a one-bedroom apartment and around half
identified as currently living in or working in Encinitas. Historically, an average of 6 households are
admitted into the Section 8 voucher program each year.

Table B-36: Rental Assistance in Encinitas (2020)
Household Type I—!o_usehold; Currently Househo_ld on Wai.ting List
Receiving Section 8 Vouchers for Section 8 Assistance
Family 24 25%
Elderly 45 47%
Disabled 27 28%
Other (Single Households) -- 0%
Total 96 100%
Source: City of Encinitas, 2020

Other assistance programs include the HOME Investment Partnership Program. The County of
San Diego administers the HOME Investment Partnership Program (HOME) within the County of
San Diego Consortium, which includes cities with a population of less than 50,000, as well as the
cities of Encinitas, Santee and Vista. City of Encinitas residents may receive assistance through
the County of San Diego’s HOME programs. This includes Tenant-Based Rental Assistance
TBRA programs (Emancipated Foster Youth TBRA and Family Reunification TBRA). The TBRA
programs are developed to provide rental assistance to former foster youth between the ages of
18 and 24 and those that are attempting to reunify with their children while in substance abuse
recovery.
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6.4 Affirmatively Furthering Fair Housing (AFFH) Analysis

All Housing Elements due on or after January 1, 2021 must contain an Assessment of Fair
Housing (AFH) consistent with the core elements of the analysis required by the federal
Affirmatively Further Fair Housing Final Rule of July 16, 2015.

Under State law, affirmatively further fair housing means “taking meaningful actions, in addition
to combatting discrimination, that overcome patterns of segregation and foster inclusive
communities free from barriers that restrict access to opportunity based on protected
characteristics. These characteristics can include, but are not limited to race, religion, sec, marital
status, ancestry, national origin, color, familiar status, or disability.

The San Diego Regional Analysis of Impediments (Al) to Fair Housing Choice for FY 2015-2020
was approved by the City of Encinitas City Council on May 13, 2015 as one of the thirteen
jurisdictional members of the San Diego Regional Alliance for Fair Housing (SDRAFFH). The
Draft Regional Analysis of Impediments (Al) to Fair Housing Choice for FY 2020-2025 is currently
available for public review and is scheduled to be approved by the City of Encinitas in June 2020.
The Regional Alliance for Fair Housing is a coalition of fair housing organizations, community-
based groups, concerned citizens, representatives of the housing industry, and government
agencies working toward the goal of affirmatively furthering fair housing.

The Al identifies impediments that may prevent equal housing access and develops solutions to
mitigate or remove such impediments. Encinitas’ 6 Cycle Housing Element references analysis
from the FY 2020-2025 Al in order to identify potential impediments to housing that are specific
to Encinitas. The City also recently completed its FY 2020-25 Consolidated Plan as an entitlement
city for Community Development Block Grant (CDBG) funding, which identifies housing problems
within the community, specifically among low and very-low income households. Fair housing is
identified as a priority within the Consolidated Plan.

6.4.1 Needs Assessment

The Al contains a Countywide analysis of demographic, housing, and specifically fair housing
issues for all of the cities in San Diego County, including Encinitas. The City's demographic and
income profile, household and housing characteristics, housing cost and availability, and special
needs populations were discussed in previous sections of this Appendix B.

Fair Housing Issues

As part of the development of the FY 2020-25 Al, the residents throughout San Diego County
were surveyed to learn more about fair housing issues in each jurisdiction. The County received
approximately 1,100 total individual responses, with approximately 120 responses by residents
within Encinitas. The following is a summary of the responses to the Al survey by Encinitas
residents:

o Approximately 11.6% of respondents indicated they believed they have experienced
discrimination in housing.

e The majority of those who believed they were discriminated against indicated that a
landlord/property manager committed the discrimination act.
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e Two respondents indicated they were denied a reasonable modification (a requested
physical change) while two others were denied reasonable accommodation (a requested
policy modification).
¢ Residents reported fair housing requests ranging from medical issues to discrimination
against a non-aggressive dog breed.

In response to the survey results from this year, the need for more education and outreach for
landlords, property owners and tenants is evident. Programs 2C and 5A identify objectives to
educate landlords and property owners on non-discrimination provisions in state laws and to
educate tenants regarding their rights through a variety of media platforms. Also identified is the
need to expand testing.

The San Diego Al also identified the following fair housing issues specifically involving Encinitas:

e The City experienced 3 hate crimes in 2018, all related to religion. Details regarding these
cases were not available (for instance, which religions were targeted).

¢ Over half of the City's housing stock is more than 50 years old, and there were 2 lead
poisoning cases between 2009 and 2013.

The health and safety of City residents are important and identified throughout the Housing
Element, specifically Programs such as Programs 2B, 2E, 4A, 4B and 5A that promote the
development, conservation and rehabilitation of housing for low income households and to
accommodate special needs and educate and provide resources to address issues of safety and
welfare. A specific program regarding lead-based paint education has been added to Program
4B.

Hispanic applicants, especially those with low to moderate incomes, have lower loan approval
rates than white households. Discrepancies in Encinitas are among the largest in the County.
Black, Hispanic, and Asian applicants were also substantially underrepresented in the pool of
those applying for home loans in Encinitas. Table B-37 shows lending patterns in Encinitas by
race and ethnicity as measured in the San Diego Regional Analysis of Impediments. The Regional
Al and Program 5A identify objectives to provide education, outreach and credit counseling to
reduce disparities in loan approval rates and use of subprime loans. Program 5A also identifies
tracking through the Reinvestment Task Force.

Table B-37: Encinitas Lending Patterns by Race/Ethnicity (2017)
Approved Denied | Withdrawn/Incomplete

White

Low (0-49% AMI) 28.4% 50.0% 21.6%
Moderate (50-79% AMI) 39.6% 30.2% 30.2%
Middle (80-119% AMI) 52.7% 21.3% 26.0%
Upper (2120% AMI) 66.6% 11.2% 22.2%
Unknown/NA 54.1% 21.6% 24.3%
Black

Low (0-49% AMI) 0.0% 0.0% 0.0%
Moderate (50-79% AMI) 0.0% 0.0% 100.0%
Middle (80-119% AMI) 0.0% 0.0% 0.0%
Upper (2120% AMI) 61.5% 15.4% 23.1%

B-42 2021-2029 Housing Element — Appendix B



City of Encinitas HOUSING ELEMENT

Unknown/NA 0.0% 100.0% | .0%
Hispanic

Low (0-49% AMI) 0.0% 71.4% 28.6%
Moderate (50-79% AMI) 42.9% 28.6% 28.6%
Middle (80-119% AMI) 46.2% 26.9% 26.9%
Upper (2120% AMI) 71.4% 10.1% 18.5%
Unknown/NA 20.0% 0.0% 80.0%
Asian

Low (0-49% AMI) 0.0% 0.0% 0.0%
Moderate (50-79% AMI) 100.0% 0.0% 0.0%
Middle (80-119% AMI) 44.4% 11.1% 44.4%
Upper (2120% AMI) 60.7% 19.0% 20.2%
Unknown/NA 25.0% 0.0% 75.0%
Source: San Diego Regional Analysis of Impediments to Fair Housing Choice (2020)

The Housing Element programs incorporate the recommended actions identified in the Regional
Al in response to the fair housing issues identified in this section as well as others identified in
Section 6.4 as outlined in Section 6.4.4 of this Appendix.

Fair Housing Enforcement and Outreach Capacity

Currently, the Legal Aid Society of San Diego (LASSD) provides fair housing services to the City
of Encinitas. This includes providing fair housing outreach, education, investigation, and
counseling services. For FY 2020-21, the City of Encinitas has allocated $18,120 in Community
Development Block Grant (CDBG) funds to Legal Aid Society of San Diego to perform:

e fair housing services, including education and outreach to residents, landlords, and
property managers,

¢ fair housing counseling for tenants and landlords, and

e testing to ascertain the level of housing discrimination in Encinitas.

In FY 18-19, LASSD provided services to 48 individuals, three of whom identified as American
Indian/Alaskan Native and three as other/multi-racial. Eleven of the individuals were of Hispanic
origin. Thirty-two were women headed households and 16 were disabled or had special needs.
Per their contract with the City of Encinitas, LASSD conducted eight (8) training sessions,
seminars, for landlords/property management and community groups in multiple locations
throughout Encinitas, developed and distributed fair housing brochures in English and Spanish.
Of the 48 calls, six were referred for further fair housing assistance; the rest were resolved with
education and advice. Five fair housing tests were conducted.

The purpose of fair housing testing is to determine if, and to what extent, discriminatory business
practices exist in apartment rental housing and related markets. In response to the
recommendation from the FY 2015-2020 Al, the City of Encinitas with the LASSD began to
conduct fair housing testing routinely. In Encinitas, during tests conducted in FY 2016 through FY
2018, testing was conducted on 13 sites for disability-related reasonable accommodation request,

Appendix B - 2021-2029 Housing Element  B-43



HOUSING ELEMENT

City of Encinitas
SIXTH CYCLE HOUSING ELEMENT PUBLIC REVIEW DRAFT DEC 2020 .%Ef‘iﬁ TAS
City of

familial status, race, and sexual orientation. Only one site showed some disparity in treatment,
when tested for sexual orientation. The other 12 sites did not show differential treatment.

From 2015 to 2020, the City provided 157 residents with fair housing services using CDBG
funding. As part of the FY 2020-25 Consolidated Plan for the Encinitas, the City has set a goal
of assisting 150 people with fair housing issues within the five-year period. Encinitas has also set
a goal of retaining a Fair Housing provider to promote fair housing education and outreach within
the community.

The U.S. Department of Housing and Urban Development (HUD) maintains a record of all housing
discrimination complaints filed in local jurisdictions. These grievances can be filed on the basis of
race, color, national origin, sex, disability, religion, familial status and retaliation. From October 1,
2014 to September 30, 2019, 5 fair housing complaints were filed involving housing discrimination
in the City of Encinitas. Four were disability-related discrimination and one was related to familial
status. Two of the complaints filed were deemed to be without cause, two were withdrawn after
resolution, and one was conciliated or settled.

Although there appears to be adequate capacity to respond to the complaints made, and fair
housing testing found 92 percent compliance, the Regional Al found that additional outreach and
education is needed, and that fair housing testing should be accelerated.

6.4.2 Analysis of Available Federal, State, and Local Data and Local Knowledge
Integration and Segregation Patterns and Trends

The dissimilarity index is the most commonly used measure of segregation between two groups,
reflecting their relative distributions across neighborhoods (as defined by census tracts). The
index represents the percentage of the minority group that would have to move to new
neighborhoods to achieve perfect integration of that group. An index score can range in value
from 0 percent, indicating complete integration, to 100 percent, indicating complete segregation.
An index number above 60 is considered to show high similarity and a segregated community.

It is important to note that segregation is a complex topic, difficult to generalize, and is influenced
by many factors. Individual choices can be a cause of segregation, with some residents choosing
to live among people of their own race or ethnic group. For instance, recent immigrants often
depend on nearby relatives, friends, and ethnic institutions to help them adjust to a new country.!
Alternatively, when white residents leave neighborhoods that become more diverse, those
neighborhoods can become segregated.? Other factors, including housing market dynamics,
availability of lending to different ethnic groups, availability of affordable housing, and
discrimination can also cause residential segregation.

Figure B-6 shows the dissimilarity between each of the identified race and ethnic groups and
Encinitas’ white population. The White (not Hispanic or Latino) population within Encinitas makes
up the majority of the City’s population at approximately 80 percent according to 2018 American
Community Survey (ACS) estimates. The higher scores indicate higher levels of segregation
among those race and ethnic group. The highest levels of segregation within Encinitas are Native
Hawaiian (46.5), Other Race (38.5), and Hispanic (37.8). These scores correlate directly with the

 Allen, James P. and Turner, Eugene. “Changing Faces, Changing Places: Mapping Southern California”. California State
University, Northridge, (2002).

2 Boustan, Leah Platt. “Racial Residential Segregation in American Cities” in Oxford Handbook of Urban Economics and Planning,
ed. Nancy Brooks and Gerrit-Jan Knaap, Oxford University Press, (2011).
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percentage of people within that racial or ethnic group that would need to move into a
predominately white census tract in order to achieve a more integrated community. For instance,
46.5 percent of the Native Hawaiian population would need to move into predominately white
census tract areas to achieve “perfect” integration. As indicated above, a score of 60 or higher
indicates a highly similar and segregated area. The City does not have any racial or ethnic groups
with scores higher than 60.

Figure B-6: Dissimilarity Index with Whites - Encinitas

Hispanic

Two or More Races*
Other*

Native Hawaiian*
Asian*

American Indian*

Black*
0 5 10 15 20 25 30 35 40 45 50
American Native Two or More
Black Indian* Asian Hawaiian* Other Races* Hispanic
Dissimilari
issimilarity Index -, | 27.8 17.7 46.5 385 12.5 37.8

With Whites*

Source: Census Scope, Social Science Data Analysis Network
* Not Hispanic or Latino

Racially or Ethnically Concentrated Areas of Poverty (R/IECAP)

To assist communities in identifying racially/ethnically concentrated areas of poverty (RECAPS),
HUD has developed a census tract-based definition of RECAPs. The definition involves a
racial/ethnic concentration threshold and a poverty test. The racial/ethnic concentration threshold
is straightforward: RECAPs must have a non-white population of 50 percent or more. Regarding
the poverty threshold, Wilson (1980) defines neighborhoods of extreme poverty as census tracts
with 40 percent or more of individuals living at or below the poverty line. Because overall poverty
levels are substantially lower in many parts of the country, HUD supplements this with an alternate
criterion. Thus, a neighborhood can be a RECAP if it has a poverty rate that exceeds 40% or is
three or more times the average tract poverty rate for the metropolitan/micropolitan area,
whichever threshold is lower.

The 2020 Al performed an analysis of RECAPs within San Diego County and found small pockets
within certain jurisdictions. None were located within the City of Encinitas. Further analysis using
the U.S. Department of Housing and Urban Developments RECAP GIS mapping tool confirms
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that all census tracts within Encinitas have a RECAP value of 0, indicating that the census tracts
within Encinitas do not meet the defined parameters for a racially or ethnically concentrated area
of poverty as defined by HUD.
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Disparities in Access to Opportunity

The UC Davis Center for Regional Change and Rabobank partnered to develop the Regional
Opportunity Index (ROI) intended to help communities understand local social and economic
opportunities. The goal of the ROI is to help target resources and policies toward people and
places with the greatest need to foster thriving communities. The ROl incorporates both “people”
and “place components, integrating economic, infrastructure, environmental, and social indicators
into a comprehensive assessment of the factors driving opportunity.”

As shown in Figures B-7 (a and b) below, the majority of the City of Encinitas is classified as a
high opportunity zone. This indicates a high level of relative opportunities that people are able to
achieve as well as a high level of relative opportunities that Encinitas provides. While the majority
of the census tracts within the City are areas of high opportunity, there is one census tract within
the ROI People Index shown as yellow and one within the ROI Place index shown as orange.
Combined, these areas contain three sites which accommodate 118 potential units (7.8% of total
potential units)designated to meet the City’s RHNA for lower income units. While the underlying
data and methodology does not attach specific metrics to the color designations, it can be inferred
that these census tracts are measured at lower levels of opportunity than the other census tracts
within the City.

Figure B-7(a and b): Regional Opportunity Index, People (Left) and Place (Right), 2014

Source: UC Davis Center for Regional Change and Rabobank, 2014.

Additionally, the Department of Housing and Community Development together with the
California Tax Credit Allocation Committee established the California Fair Housing Task Force to
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provide research, evidence-based policy recommendations, and other strategic
recommendations to HCD and other related state agencies/departments to further the fair housing
goals (as defined by HCD). The Task force developed the TCAC/HCD opportunity Area Maps to
understand how public and private resources are spatially distributed. The Task force defines
opportunities as pathways to better lives, including health, education, and employment. Overall,
opportunity maps are intended to display which areas, according to research, offer low-income
children and adults the best chance at economic advancement, high educational attainment, and
good physical and mental health.

According to the Task Force’s methodology, the tool allocates the 20 percent of the tracts in each
region with the highest relative index scores to the “Highest Resource” designation and the next
20 percent to the “High Resource” designation. Each region then ends up with 40 percent of its
total tracts as “Highest” or “High” resource. These two categories are intended to help State
decision-makers identify tracts within each region that the research suggests low-income families
are most likely to thrive, and where they typically do not have the option to live—but might, if given
the choice. As shown in Figure B-8 below, all of Encinitas is classified as high and highest
resource.

Figure B-8: TCAC/HCD Opportunity Area Maps, Encinitas (2019)

* Housing Element
Candidate Sites

Source: California Tax Credit Allocation Committee and Department of Housing and Community Development, 2019.

HUD developed the opportunity indicators to help inform communities about disparities in access
to opportunity, the scores are based on nationally available data sources and assess resident’s
access to key opportunity assets in the City. Table 38 provides the index scores (ranging from
zero to 100) for the following opportunity indicator indices:
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Low Poverty Index: The low poverty index captures poverty in a given neighborhood.
The poverty rate is determined at the census tract level. The higher the score, the less
exposure to poverty in a neighborhood.

School Proficiency Index: The school proficiency index uses school-level data on the
performance of 4th grade students on state exams to describe which neighborhoods have
high-performing elementary schools nearby and which are near lower performing
elementary schools. The higher the score, the higher the school system quality is in a
neighborhood.

Labor Market Engagement Index: The labor market engagement index provides a
summary description of the relative intensity of labor market engagement and human
capital in a neighborhood. This is based upon the level of employment, labor force
participation, and educational attainment in a census tract. The higher the score, the
higher the labor force participation and human capital in a neighborhood.

Transit Trips Index: This index is based on estimates of transit trips taken by a family
that meets the following description: a three-person single-parent family with income at
50% of the median income for renters for the region (i.e. the Core-Based Statistical Area
(CBSA)). The higher the transit trips index, the more likely residents in that neighborhood
utilize public transit.

Low Transportation Cost Index: This index is based on estimates of transportation costs
for a family that meets the following description: a three-person single-parent family with
income at 50 percent of the median income for renters for the region/CBSA. The higher
the index, the lower the cost of transportation in that neighborhood.

Jobs Proximity Index: The jobs proximity index quantifies the accessibility of a given
residential neighborhood as a function of its distance to all job locations within a
region/CBSA, with larger employment centers weighted more heavily. The higher the
index value, the better the access to employment opportunities for residents in a
neighborhood.

Environmental Health Index: The environmental health index summarizes potential
exposure to harmful toxins at a neighborhood level. The higher the index value, the less
exposure to toxins harmful to human health. Therefore, the higher the value, the better
the environmental quality of a neighborhood, where a neighborhood is a census block-

group.

Opportunity indicators included in the Al also showed that each race and ethnicity in the City had
relatively high and similar access to opportunity as seen in Table 38. As such, the analysis
indicates that access to opportunity is not a substantial issue within Encinitas.

Table B-38: Opportunity Indicators by Race/Ethnicity — Entitlement Jurisdictions
Race/ - =10 el Transit o o Environmental
. Poverty Proficiency Market Transportation | Proximity
Ethnicity Index Health Index
Index Index Index Cost Index Index
Total Population

White, Non- 63.69 79.79 76.64 | 85.15 66.08 62.34 65.91
Hispanic

Black, Non- 60.80 81.90 7407 | 84.07 65.39 63.41 67.20
Hispanic
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Table B-38: Opportunity Indicators by Race/Ethnicity — Entitlement Jurisdictions

Low School Labor . Low Jobs .
Ra(;e/ Poverty Proficiency Market Ll Transportation | Proximity Environmental
Ethnicity | Index Health Index
ndex Index Index Cost Index Index
Total Population
Hispanic 59.78 80.52 73.07 85.61 66.44 57.09 65.67
Asian or
Pacific
Islander, 63.94 79.74 75.98 84.26 64.83 63.57 66.08
Non-
Hispanic
Native
Qg}?_”ca”' 61.90 80.83 77.06 86.31 67.70 58.66 66.58
Hispanic
Population Below Federal Poverty Line
White, Non- 62.73 81.38 7722 | 85.19 67.46 65.58 66.43
Hispanic
Black, Non- 40.00 94.94 5400 | 73.00 53.00 59.69 70.00
Hispanic
Hispanic 49.48 83.75 73.41 87.92 70.29 57.08 67.57
Asian or
Pacific
Islander, 63.18 78.08 76.72 86.37 65.10 54.08 65.32
Non-
Hispanic
Native
ﬁ?:_”ca”' 31.00 86.82 68.00 92.00 75.00 50.36 71.00
Hispanic

Source: Regional Analysis of Impediments to Fair Housing Choice, 2020.

Discussion of Disproportionate Housing Needs

The analysis of disproportionate housing needs within Encinitas evaluated existing housing need,
need of the future housing population, and units within the community at-risk of converting to
market-rate.

Future Growth Need

The City’s future growth need is based on the RHNA production of 469 very-low and 369 low
income units within the 2021-2029 planning period. Figure B-9 shows that both existing and
proposed affordable units are well dispersed throughout the community and do not present a
geographic barrier to obtaining affordable housing. Appendix C of this Housing Element shows
the City’s ability to meet its 2021-2029 RHNA need at all income levels. This demonstrates the
City’s ability to accommodate the anticipated future affordable housing needs of the community.

Existing Need

As described in Section 6.3 of this Housing Element, the City does not have the current capacity
given federal financing to allocate all of its Section 8 Housing Choice vouchers. The City is
allocated 136 vouchers per year but HUD funding only permits the City to distribute on average
97 vouchers per year. Additionally, the City currently has a 1,030-person waitlist to receive
Section 8 Housing Choice vouchers, with approximately 6 people from that list admitted into the
program per year. This presents a serious impediment for the current population to access
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affordable housing within the community. As stated in Program 2C, the City will promote
expanded access to Section 8 vouchers when resources become available.
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Figure B-9: Existing and Proposed Affordable Housing Locations in Encinitas
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Displacement Risk

Table B-35 shows that there are no units currently at-risk of converting to market-rate within the
next 26 years. The City has a past history of successfully negotiating extensions with the owners
of existing affordable units to allow units to remain affordable for long time periods through
different funding methods. Many units within the City are designated affordable in perpetuity.
Based on this, there is not a displacement risk associated with the City’s current affordable
housing stock.

The potential for economic displacement risk can result from a variety of factors, including large-
scale development activity, neighborhood reinvestment, infrastructure investments, and changes
in local and regional employment opportunity. Economic displacement can be an inadvertent
result of public and private investment, where individuals and families may not be able to keep
pace with increased property values and market rental rates. While the City acknowledges that
economic displacement can be a factor in reducing opportunity, there are no sufficient data
sources nor any current studies that analyze the extent to which economic displacement is
occurring in Encinitas, the causes of displacement, if it is occurring, and specific actions to
address these potential risks. Program 5C in the Policy Program describes actions to study and
to address displacement.

None of the housing strategy sites contain significant existing housing with low-income tenants
who will be displaced if the sites redevelop. To the extent that there is existing housing, all housing
must be replaced under the City's zoning ordinance and SB 330's replacement housing provisions
(Government Code Section 66300). SB 330 also provides relocation payments to existing low-
income tenants. The State has also adopted just cause eviction provisions and statewide rent
control to protect tenants from displacement.

The City is committed to making diligent efforts to engage underrepresented and disadvantaged
communities in studying displacement. Programs 3H and 5A detail efforts the City will take to
engage these communities during the planning period.

Assessment of Contributing Factors to Fair Housing Issues in Encinitas

The Al identifies the following regional impediments to fair housing within jurisdictions in San
Diego County:

e Fair housing information needs to be disseminated through many media forms to reach
the targeted groups.

e Hispanics and Blacks continue to be under-represented in the homebuyer market and
experience large disparities in loan approval rates. This is a particular issue in Encinitas.

e County Housing Choice Voucher holders tend to be concentrated in El Cajon and National
City.

¢ Housing choices for special needs groups, especially persons with disabilities and seniors,
are limited.

e Fair housing enforcement activities, such as random testing, are limited.

e Patterns of racial and ethnic concentration exist in the region, although there are no
racially or ethnically concentrated areas of poverty in Encinitas.
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Section 6.4.4 of this Appendix outlines the recommended actions to address the regional
impediments in San Diego County. The Housing Element programs incorporate these
recommended actions as they relate to Encinitas.

The Al also identified jurisdiction-specific impediments. The Al identified the following impediment
specific to Encinitas: the need for the City to update its ordinances to be consistent with legislation
adopted in 2019 regarding density bonuses, accessory dwelling units, low barrier navigation
centers, and supportive housing. The City’s Housing Plan (Section 1) includes Programs 1C, 2D,
and 2E to adopt the required ordinance changes.

The analysis above regarding other fair housing issues within Encinitas yielded the following
results:

e The City does not have any racial or ethnic groups that score higher than 60 on the
dissimilarity index, indicating that while there are racial and ethnic groups with higher
levels of segregation than others within Encinitas, none meet the standard set to identify
segregated groups.

¢ The City does not have any racially or ethnically concentrated census tracts (RECAPS) as
identified by HUD. This indicates that there are no census tracts within Encinitas with a
non-white population of 50 percent or more or any census tracts that have a poverty rate
that exceeds 40% or is three or more times the average tract poverty rate for the
metropolitan/micropolitan area.

e The UC Davis Regional Opportunity Index shows that the majority of residents within
Encinitas have a high level of access to opportunity throughout the majority of the City,
with only one census tract showing a moderate level of access to opportunity and one
showing a lower level of access to opportunity. No census tracts were shown as having
the lowest level of access to opportunity. Additionally, analysis of the TCAC/HCD
opportunity Area Maps show that all census tracts in Encinitas are classified with either
the “High Resource” or “Highest Resource” designation. This indicates that these census
tracts are within the top forty percent in the region in terms of areas that lower-income
residents may thrive if given the opportunity to live there. All but two census tracts within
Encinitas register within the top 20 percent in the index.

e The City has demonstrated the ability to meet the anticipated future affordable housing
needs of the community through the designation of sites to meet the very-low and low
income RHNA need (Appendix C) Policy Program 1A addresses the City’s ability to meet
the 6" Cycle RHNA allocation. These sites are dispersed throughout the community.

e The City currently does not have the sufficient federal funding to provide Section 8
Housing Choice Vouchers requests to all residents who apply. Prior to adoption of state
legislation prohibiting discrimination against voucher holders, only 70 percent of those
provided vouchers were able to find housing. Program 5A lists objectives the City will take
to address potential obstacles to fair housing defined in the 2020-2025 Regional Analysis
of Impediments.

o There are no existing affordable units at-risk of converting to market-rate within the next
26 years. Policy Program 6A addresses monitoring of at-risk units within the City over the
planning period.
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6.4.3 Analysis of Sites Pursuant to AB 686

AB 686 requires that jurisdictions identify sites throughout the community in a manner that is
consistent with its duty to affirmatively further fair housing. The site identification requirement
involves not only an analysis of site capacity to accommodate the RHNA (provided in Appendix
C), but also whether the identified sites serve the purpose of replacing segregated living patterns
with truly integrated and balanced living patterns, transforming racially and ethnically
concentrated areas of poverty into areas of opportunity.

Figure B-10 shows the proposed candidate sites to meet the very-low and low income RHNA for
Encinitas in relation to the location of residents of Hispanic origin. As shown, both existing
affordable units and proposed very-low and low income RHNA candidate sites are well dispersed
throughout the city with sites located within each quintile represented in the figure.

Figure B-10 shows the following findings:

o 4 proposed (totaling 338363 potential units, or 224 22.2% of the total potential units) sites
are located within block groups that have a percentage of the population that is Hispanic
between 18 percent and 44 percent

e 4 proposed sites (totaling 392444 potential units, or 27.1 26-1% of the total potential units)
are located within block groups that have a percentage of the population that is Hispanic
between 12 percent and 18 percent

e 2 proposed sites (totaling 214258 potential units, or £4-2 15.7% of the total potential units)
are located within block groups that have a percentage of the population that is Hispanic
between 7 percent and 12 percent

e 3 proposed sites (totaling 254264 potential units, or £6:916.1% of the total potential units)
are located within block groups that have a percentage of the population that is Hispanic
between 4 percent and 7 percent

e 2 proposed sites (totaling 306 potential units, or 20-318.7% of the total potential units) are
located within block groups that have a percentage of the population that is Hispanic below
4 percent

The data shows that the proposed candidate sites to meet the very-low and low income RHNA
need are evenly dispersed throughout all areas within the community and do not
disproportionately impact areas with larger concentrations of the Hispanic population.
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Figure B-10: Candidate Sites — Ethnicity Analysis
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